
 

Twin Falls Planning & Zoning Commission 
Agenda 

 
Tuesday, August 26, 2025, 6:00 PM 

 
203 Main Ave East 

Twin Falls, ID 83303 
 
Members -  
 City Limits: Cortney Campbell, Chairperson; Tiffany Zimmerman, Vice-Chairperson;  Todd 
Rambur; Robyn Weatherford; Kelly Herrgesell; Rui Gomes 
 Area of Impact: Jeff Bulkley 
 
1) Confirmation of Quorum/Call Meeting to Order  
  
2) Conflict of Interest Declaration  
  
3) Consent Calendar  
  

  a) Request to approve minutes from the following meeting: August 6, 2025, and August 12, 
2025. 

  
4) Items of Consideration  
  
5) Public Hearings  
  
  a) ACTION ITEM:  Request to amend the Eastpark Professional ZDA to allow a drive thru facility 

on Lot 11 of the Master Development Plan and amend the development standards to allow 
the maximum allowed building sq. ft. per lot to be combined if the lots are commonly owned 
c/o Dave Thibault, EHM Engineers on behalf of TD Riddle Barbara Sonya Real Estate, LLC 
(PZ25-0059) 

    By: Lisa Strickland, City Planner 
  
  b) ACTION ITEM:  Request for agriculture warehouse containing hazardous materials (fertilizer) 

on property located at 3276 E 3700 N (3645 Gemstone Dr) c/o Robert Gadola (PZ25-0085). 
    By: Kelli Ebersole, City Planner 
  
  c) ACTION ITEM:  Request for a Special Use Permit to allow a car wash facility on property 

located at 736 4th Ave W. c/o Mary O'Riley on behalf of Saul Esquivel (PZ25-0088). 
    By: Kelli Ebersole, City Planner 
  
  d) ACTION ITEM:  Request for a Special Use Permit to allow Automobile and Truck sales and/or 

rentals on property located at 436 Blue Lakes Blvd N. c/o Deanna Hash on behalf of Eagle 
Financial LLC (PZ25-0072). - Tabled from August 12, 2025 

    By: Kelli Ebersole, City Planner 
  
6) Upcoming Meeting(s)  
  

  a) Work Session - September 3 
September 9 

  
7) Adjournment  
  

 



Any person(s) needing special accommodations to participate in the above-noticed meeting could contact Kelli Ebersole (208) 
735-7267 at least two working days before the meeting.  Si desea esta información en Español, por favor llame a Josh Palmer 
al teléfono (208) 735-7312. 

CITY OF TWIN FALLS 

PLANNING & ZONING COMMISSION 
Public Hearing Procedures for Zoning Requests 

 
1. Prior to opening the first Public Hearing of the session, the Mayor or Chair shall review the public hearing procedures. 
2. Individuals wishing to testify or speak before the City Council or Planning & Zoning Commission shall wait to be 

recognized by the Mayor or Chair, approach the microphone/podium, state their name, and then proceed with their 
comments.  Following their statements, they shall write their name and address on the record sheet(s) provided by the 
staff.  The staff shall make an audio recording of the Public Hearing. 

3. A City Staff Report shall summarize the application and history of the request. 
4. The Applicant, or the spokesperson for the Applicant, will make a presentation on the application/request (request).  

No changes to the request may be made by the applicant after the publication of the Notice of Public Hearing.  The 
presentation should include the following: 

• A complete explanation and description of the request. 
• Why the request is being made. 
• Location of the Property. 
• Impacts on the surrounding properties and efforts to mitigate those impacts. 

5. Applicant is limited to 15 minutes, unless a written request for additional time is received, at least 72 hours prior to the 
hearing, and granted by the Mayor or Chairman.  

6. The City Council or Planning & Zoning Commission may ask questions of staff or the applicant pertaining to the request. 
7. The general public will then be given the opportunity to provide their testimony regarding the request.  The Mayor or 

Chair may limit public testimony to no less than two (2) minutes per person. 
 

• Individuals are not permitted to give their time to other speakers. 
• However, five (5) or more individuals that received written notice of the public hearing may appoint, by 

written petition, a spokesperson.  The written petition must be received at least 72 hours prior to the 
hearing and must be granted by the Mayor or Chair.  The spokesperson shall be limited to 15 minutes. 

• Written comments, including e-mail, received by 12:00 p.m. on the date of the hearing shall be either read 
into the record or displayed to the public on the overhead projector. 
 

8. Following the Public Testimony, the applicant is permitted five (5) minutes to respond. 
9. Following the Public Testimony and Applicant’s response, Council or Commission members, as recognized by the Mayor 

or Chair, shall be allowed to question the Applicant, Staff or anyone who has testified.  Responses shall be limited to 
answering the questions asked.  The Mayor or Chair may limit the time permitted for the answer. 

10. The Mayor or Chair shall close the Public Hearing.  The City Council or Planning & Zoning Commission shall deliberate 
on the request.  Deliberations and decisions shall be based upon the information and testimony provided during the 
Public Hearing.  Once the Public Hearing is closed, additional testimony from the staff, applicant or public is not allowed.  
Legal or procedural questions may be directed to the City Attorney. 

 
* Any person not conforming to the above rules may be prohibited from speaking.  Persons refusing to comply with such 

prohibitions may be asked to leave the hearing and, thereafter removed from the room by order of the Mayor or Chairman. 

 

 



 

Twin Falls Planning & Zoning Commission 
Minutes 

 
Wednesday, August 6, 2025, 12:00 PM 

 
203 Main Ave East 

Twin Falls, ID 83303 
 

 

Members -  
 City Limits: Cortney Campbell, Chairperson; Tiffany Zimmerman, Vice-Chairperson; Todd Rambur; Robyn 
Weatherford; Kelly Herrgesell; Rui Gomes 
 Area of Impact: Jeff Bulkley 
 
1) Confirmation of Quorum/Call Meeting to Order 

Chairperson Campbell called the meeting to order at 12:00 PM 
 Members Attending: Campbell, Zimmerman, Rambur, Gomes 
 Staff Attending: Spendlove, Klaver, Strickland, Ebersole, Green 

  

2) Items of Consideration  
  

  

a) Request to start revocation process for Special Use Permit #PZ24-0111 on property located at 328 
5th Avenue West. (PZ25-0091)  

Staff Presentation: 
Planner Ebersole presented the request to start revocation process for Special Use Permit #PZ24-
0111 on property located at 328 5th Avenue West. (PZ25-0091) 
If the commission directs staff to pursue the revocation process, a public hearing will be scheduled 
and the original SUP applicant will be informed of the process. 
On April 5, 2024, an investigation was started by the Building Safety department regarding a 
Garage/Shop being used as a business at the residential property at 328 5th Avenue West. Code 
Enforcement responded to the complaint and informed the owner, Logan Summers, of the 
complaint and potential code violations. Mr. Summers was told he would need to get a Special Use 
Permit to operate his business in the C-B, Central Business zone, and the building would need to 
be brought up to commercial building standards before he would be allowed to operate his 
business.  Planning and Zoning received a Special Use Permit application from Mr. Summers in 
October 2024. Once the application was deemed a complete application, Mr. Summer's request to 
operate a vehicle and truck service and/or repair shop was scheduled for Public Hearing on 
November 19, 2024.  
 
On November 19, 2024, Special Use Permit #PZ24-0111, was conditionally approved. The 
applicant, Logan Summers, agreed to the conditions and stated he would comply with them. Mr 
Summers was made aware of city code and that he had six months to bring the property into 
compliance. Mr. Summers was also notified that he could not run his business from his home 
location until all conditions were met. He stated he would solely run his mobile repair business 
until the conditions were met and approved by city staff. 
 
A building permit was submitted to our offices on April 24, 2025, 5 months after the initial Special 
Use Permit approval. As of today, this building permit has not been issued and is currently under 
review. 
 
On July 7, 2025, Sean Standley brought a written complaint to our department regarding this 



 

 

property. Mark Theis is the next door neighbor to Mr. Summers. Mr. Theis stated that Mr. 
Summers is conducting business at his property and submitted testimony and pictures 
substantiating his complaint.  Mr. Theis has asked staff to review this Special Use Permit and bring 
it to the commission for reevaluation and possible revocation. 
It is staff's recommendation that the Commission grants staff the authority to move forward with 
the SUP revocation process and schedule it for Public Hearing. 
In conclusion, the Commission is tasked with directing staff how to proceed with this complaint. 
Staff will be tasked with following the commission's direction. 
 
PZ/Questions & Comments: 

• Vice-Chairperson Zimmerman asked how this process works and why it would be needed. 
• Planner Ebersole explained why this one was started and what this looks like if it is 

approved. 

Discussions Followed: 

Commission feels the permit holder is in violation of the original conditions. 

MOTION: Vice-Chairperson Zimmerman moved to start the revocation process for Special Use 
Permit PZ24-0111 on property located at 328 5th Ave W. (PZ25-0091). Commissioner Gomes 
seconded the motion. Roll call vote showed all members present voted.  
Approved 4 to 0. 

  

  

b) Consideration of Parking Lot Island grouping and an Alternative Landscape Plan per Title 10-11-3-
(A)-4, for the Canyon Trail Junction Park located at 2550 Pole Line Road East. (PZ25-0103)  

Staff Presentation: 
Director Spendlove presented the request for Consideration of Parking Lot Island grouping and an 
Alternative Landscape Plan per Title 10-11-3-(A)-4, for the Canyon Trail Junction Park located at 
2550 Pole Line Road East. (PZ25-0103) 
The commission is tasked with reviewing the request and making a final decision. 
 
The commission is tasked with making the final decision on the request. The commission may 
approve the plan, as presented, approve with conditions, or deny the request. 
 
 
PZ/Questions & Comments: 

• Vice-Chairperson Zimmerman asked what makes it an alternative plan. 
• Director Spendlove replied that because it doesn't follow code. 
• Vice-Chairperson Zimmerman asked if there will be less landscaping. 
• Director Spendlove answered that there will be less along the arterial road and parking 

landscape is being moved.  
• Vice-Chairperson Zimmerman asked about sight triangle. 
• Director Spendlove explained how the sight triangle works and this will not affect it. 
• Commissioner Gomes asked about potable water and why would we use that 
• Director Spendlove replied that the property owner didn't have irrigation water rights.  



 

 

Discussions Followed: 

MOTION: Vice-Chairperson Zimmerman moved to approve the consideration of Parking Lot Island 
grouping and an Alternatice Landscape Plan per TItle 10-11-3-(A)-4, for the Canyon Trail Junction 
Park located at 2550 Pole LIne Rd E. (PZ25-0103). Commissioner Gomes seconded the motion. Roll 
call vote showed all members present voted.  

Approved 4 to 0. 

  

3) Training  
  

  

a) Preliminary Plats - Conditions of Approval and Engineering Memo.  

Staff Presentation: 
Preliminary Plats - Conditions of Approval and Engineering Memo. 

  

4) Upcoming Meeting(s)  
  

  a) August 12, 2025  
  

5) Adjournment 
The meeting adjourned at 12:44 PM 

  
  
 
 
 

Jody Green, Planning Technician  
 



 

Twin Falls Planning & Zoning Commission 
Minutes 

 
Tuesday, August 12, 2025, 6:00 PM 

 
203 Main Ave East 

Twin Falls, ID 83303 
 

 

Members -  
 City Limits: Cortney Campbell, Chairperson; Tiffany Zimmerman, Vice-Chairperson; Todd Rambur; Robyn 
Weatherford; Kelly Herrgesell; Rui Gomes 
 Area of Impact: Jeff Bulkley 
 
1) Confirmation of Quorum/Call Meeting to Order 

Chairperson Campbell called the meeting to order at 06:00 PM 
 Members Attending: Spendlove, Klaver, Strickland, Ebersole, Green, Essex, Erickson 
 Staff Attending: Campbell, Zimmerman, Gomes, Weatherford, Rambur 

  

2) Conflict of Interest Declaration  
  

3) Consent Calendar  
  

  
a) Request to approve minutes from the following meetings: July 8, 2025. 

Vice-Chairperson Zimmerman made a motion to approve the consent calendar, as presented. 
Commissioner Rambu seconded the motion.  

  

4) Items of Consideration  
  

  

a) Preliminary Presentation for a request to amend the Eastpark Professional ZDA to allow a drive 
thru facility on Lot 11 of the Master Development Plan and amend the development standards to 
state commonly owned lots may combine the minimum building square footage to allow for a 
larger building(s). c/o Dave Thibault, EHM Engineers on behalf of TD Riddle Barbara Sonya Real 
Estate, LLC (PZ25-0059)  

Staff Presentation: 
Planner Strickland presented the Preliminary Presentation for a request to amend the Eastpark 
Professional ZDA special use list and amend development standards for building square footage. 
c/o Dave Thibault, EHM Engineers on behalf of TD Riddle Barbara Sonya Real Estate, LLC (PZ25-
0059) 
A zoning development agreement (ZDA) is designed to accommodate appropriate combinations of 
uses that may be planned, developed, and operated as integral land use units either by a single 
owner or a combination of owners.  
 
Per City Code 10-6-1 The applicant is required to present a preliminary review to the Planning & 
Zoning Comission in which the Commission may give suggestions and ask questions of the 
applicant about the proposed ZDA. Folloinwg the preliminary presentation, a public hearing shall 
be held before the Commission for a recommendation to City Council to amend the zoning district 
and the zoning map, amend with recommendations or recommend denial of the request. The City 
Council shall not adopt an ordinance rezoning the subject until the property owner/developer has 
submitted a complete signed ZDA written commitment document. The signed ZDA written 



 

 

commitment shall be attached as an exhibit to the rezoning ordinance and recorded in the office 
of the county recorder. 
 
Approval of a ZDA/ZDA Amendment shall be based on the following standards: 

1. The proposed uses shall not be detrimental to any surrounding uses; nor shall they be 
detrimental to the health, safety and general welfare of the public. 

2. Any variation from the underlying zoning district development requirements must be 
warranted by the design and amenities incorporated in the conceptual development plan. 

3. The underlying zoning district and the conceptual development plan shall conform to the 
comprehensive plan. 

4. Existing and/or proposed streets and utility services must be suitable and adequate for 
the proposed development. (Ord. 3082, 12-8-2014) 

Each ZDA shall accompany a request to rezone a subject property to one or more underlying 
zoning districts that shall comply with the comprehensive plan. Land uses in the ZDA shall conform 
to the standards and regulations of the underlying zoning district(s), unless otherwise approved 
and included within the ZDA. If it is determined that a proposed change(s) constitutes a 
department from the conceptual development plan and/or the development standards, the zoning 
development agreement written commitment document shall be adequately amended using the 
initial approval process. Changes to any of the following items constitute a departure from the 
conceptual development plan and/or development standards, thus changing the basic relationship 
of the proposed development to the adjacent property.  

A. The permitted uses 
B. Increase in density 
C. Increase in building height 
D. Increase in building coverage of the site 
E. Reducing the building setbacks provided at the boundary of the site 
F. Reduction of any open space plans, or 
G. Alteration of the overall design theme, primary architectural elements or building 

materials. 

 
The subject property consists of approximately 7.5 acres, subdivided and rezoned as the Eastpark 
Professional R-2 PRO ZDA in 2017. This approval allowed land uses, previously needing special use 
permits under R-2 and PRO overlays, to become permitted. Additional uses not permitted in these 
zones were designated as permissible by special use permit specifically for lots 2, 3, 4, and 5 within 
the Master Development Plan. The agreement further imposed restrictions on the maximum 
allowable building square footage per lot, limiting structures closer to the residential 
neighborhood to the south at 6,000 sq. ft., and those further north at 10,000 sq. ft. Additionally, all 
buildings were required to be single-story and designed with a residential aesthetic. The Eastpark 
Professional ZDA has maintained design criteria and development standards like the original 
Eastpark PUD, allowing for a cohesive development throughout. Adhering to these criteria has 
provided a good example of implementing the comprehensive plan goals, offering a buffer for 
residential uses from intensive commercial land uses.  The applicant is seeking to amend the 
current agreement to allow a drive-through facility on Lot 11 and to permit larger buildings on lots 
owned by the same entity. 
A staff analysis of the request will be provided at the public hearing scheduled for August 26, 2025 
Upon conclusion, the planning and zoning commission shall complete a preliminary review of the 



 

 

proposed conceptual development plan at a meeting prior to the public hearing for a zoning 
district and zoning map amendment. 
 
Applicant Presentation: 
David Thibault gave a little more history about the PUD/ZDA and what was originally planned for 
and where they are now. 
 
PZ/Questions & Comments: 

• Commissioner Gomes asked if Dave sees any issues with a drive-thru close to the exits. 
• David Thibault explained that for a pharmacy, no, he feels the stacking can be creative and 

not cause issues.  

  

  

5) Public Hearings  
  

  

a) Request for a Special Use Permit for a Recycling Center (Anaerobic Co-Digestion Facility) on 
property located at 630 Hankins Rd S. c/o Sawtooth law Offices on behalf of VR Development 
Services, LLC (PZ25-0062).  

Staff Presentation: 
Planner Ebersole presented the request for a Special Use Permit for a Recycling Center (Anaerobic 
Co-Digestion Facility) on property located at 630 Hankins Rd S. c/o Sawtooth law Offices on behalf 
of VR Development Services, LLC (PZ25-0062). 
Per City Code 10-13-2-2 The Special Use Permit process requires a public hearing in which 
interested persons have the opportunity to be heard, with regards to the application. The 
Commission shall decide on the request within thirty (30) days after the public hearing. If 
Conditions of Approval are placed on the permit by the Commission, the Administrator shall issue 
the permit specifically listing such conditions. Conditions shall be implemented within 6 months, or 
the permit is void. 
  
 If the Commission’s decision is appealed within fifteen (15) days of the signing of the Findings of 
Fact, City Council shall set a hearing date to consider all information, testimony, and minutes of 
the previous hearing to reach a decision on the appeal. 
  
 Standards Applicable to Special Uses:  

• Will, in fact, constitute a special use as established by zoning requirements for the zone 
involved. 

• Will be harmonious with and in accordance with the general objectives or with any 
specific objective of a comprehensive plan and/or zoning regulations. 

• Will be designed, constructed, operated, and maintained to be harmonious and 
appropriate in appearance with the existing or intended character of the general vicinity 
and that such use will not change the essential character of the same area. 

• Will not be hazardous or disturbing to existing or future neighboring uses. 
• Will be served adequately by essential public facilities and services such as highways, 

streets, police and fire protection, drainage structures, refuse disposal, water and sewer 



 

 

and schools; or that the persons responsible for the establishment of the proposed use 
shall be able to provide adequately any such services. 

• Will not create excessive additional requirements at public cost for public facilities and 
services and will not be detrimental to the economic welfare of the community. 

• Will not involve uses, activities, processes, materials, equipment and conditions of 
operation that will be detrimental to any person, property or to the general welfare by 
reason of excessive production of traffic, noise, smoke, fumes, glare or odors. 

• Will have vehicular approaches to the property which shall be so designed as not to create 
an interference with traffic on surrounding public thoroughfares. 

• Will not result in the destruction, loss or damage of a natural, scenic or historic feature of 
major importance. 

Conditions May Be Attached To: 

1. Minimizing adverse impact on other developments. 
2. Control the sequence and timing of development. 
3. Control the duration of development. 
4. Assure that development is maintained properly. 
5. Designate the exact location and nature of development. 
6. Require the provision for on-site or off-site public facilities or services. 
7. Require more restrictive standards than those generally required in this Title. 

 
The property is zoned M-2, Heavy Manufacturing. The property is not developed and has been 
used as overflow parking for Jayco trailers. County records show the property has been under the 
same ownership since 1999. 
Vanguard Renewables is proposing to construct, own, and operate an anaerobic co-digester facility 
in Twin Falls. 
 
The co-digester process is spelled out in the applicant’s narrative, from delivery of raw material to 
the finished product leaving the facility. 
 
The co-digester will take food waste from food and beverage manufacturers and turn it into 
methane gas. Methane gas will be injected into a utility-owned underground natural gas 
transmission pipeline for distribution. Upon getting the facility up and running, manure will be 
received to mix in with the other products. Once the facility is running at full capacity, manure will 
not be run through the co-digester. Per the narrative, Vanguard Development does not accept any 
hazardous materials or biosolids. 
 
The raw product will be hauled by truck from the source location to the Vanguard facility. It will be 
offloaded into a fully enclosed and odor-controlled building, the Organics Receiving Area (ORA). 
The applicant has stated that the transport trucks will be fully enclosed, so as not leave any 
spillage on the local roads.  
 
The byproduct from this process will be separated out, with the solids left behind used for soil 
amendment and/or livestock bedding.  The remaining liquid is removed from the digester and 
stored onsite in a lagoon, to be used on cropland, at a later date. The applicant states there is an 
“earthy” odor to the liquid, much like mulch. The applicant will work with local farmers during the 
year to distribute the digestate as fertilizer for their crops. 
 



 

 

The City’s Environmental Manager, Nathan Erickson, has reviewed this application extensively, and 
had some clarifying questions. The applicant's response to the questions are listed below: 
 
1. Due to the existing manufacturing facilities in the area, adding another facility that creates an 
odor is a concern. This odor can become an unpleasant nuisance to the neighboring properties. 
How will this odor be mitigated by the applicant? 
VR Development has a fully enclosed digester system. Tanker and box trucks will deliver packaged 
and liquid food and beverage waste to the facility site. The liquid stream will be directly pumped 
into a process tank, and the solid packaged material will be depackaged inside the organic 
receiving area (“ORA”). The ORA has a complex HVAC and carbon filtration system which 
neutralizes odors. On the back end of the digester system, there will be a lagoon to store the 
digestate byproduct. The digestate has an earthy like odor as it is the product of heated and 
processed organic compounds. The odorous components of the digestate are stripped out as 
methane and trace gases in the digester tanks during the digestion process. 
 
2. Are the trucks that transport the waste material to the plant covered? There is a concern of 
material falling off the truck and spilling on city roads. How will the applicant mitigate this 
concern? 
Incoming feedstock will be delivered in fully enclosed tanker trucks, or box trucks carrying 
packaged materials. Delivering the feedstock in this manner should greatly minimize the chance of 
spilling on the roads. In the unlikely chance there is a spill, VR will be liable for remediating. 
 
3. Is the source of waste material only coming from food and beverage materials? Exhibit A, item 
#1, states that suitable manure from local livestock community is expected to be included. Please 
clarify where the waste material will be sourced. 
VR Development only accepts pre-consumer food, beverage waste, and occasionally manure. If VR 
Development uses manure on this site, the manure will come from local livestock operations, and 
will be only to seed the system and enhance the biology during facility start up. Once the facility is 
in operation, VR Development will no longer be using manure. VR Development does NOT accept 
any hazardous materials or biosolids. 
 
4. It is stated in the narrative that the waste discharge lagoon will be emptied once or twice a 
year. What does the waste discharge consist of? How will the discharge be removed from the 
lagoon? What steps does the applicant propose to mitigate any odor/contamination issues? 
VR Development will partner with farmers in the area who will use the liquid digestate byproduct 
as a fertilizer for their crops. There will be a pump system that pumps the digestate out of the 
lagoon and into the farm vehicles. The digestate will be used during harvest season and when 
farms land apply on their acreage. The digestate has an earthy like odor as it has been processed in 
digester tanks for 20 plus days at 100+ degrees, with the odorous components taken out with the 
gas. 
 
5. The Perrine Coulee is recognized as a Water of the US. No discharge is allowed to be pumped 
into the coulee or any other water system. 
VR Development understands that the Perrine Coulee is a recognized water of the United State 
and that no discharge is allowed to be pumped into the coulee or any other water system. VR 
Development confirms there will be no discharge into the Perrine Coulee. 
 
6. The staff report will be conditioned to have the applicant provide proof of meeting DEQ 
regulations and approval. 
VR Development understands that the staff report for the SUP Application will be conditioned on 



 

 

VR Development providing proof of meeting Idaho Department of Environmental Quality’s 
regulations and approval. 
 
Staff believes Mr. Erickson’s questions were answered and that Vanguard Development will be 
able to manage potential nuisances to the properties around them, in regards to odor, noise, 
glare, and/or vibrations. 
 
Trucks will be coming to the facility between the hours of 6:00 am – 6:00 pm, with the digester 
operating 24/7, much like other manufacturers in the area. Employees will be staffed full time at 
the site, Monday to Friday, and half-day on Saturdays. The projected traffic to the facility will be 
20-30 trucks per day, and 10-15 employee vehicles coming and going from work. 
 
This part of town is primarily housed with manufacturers and distribution centers, with one of the 
largest being Jayco across Hankins Road South. Hankins Road South is a collector road and is 
designed to handle this volume of traffic. The applicant will design their vehicle approaches to 
withstand the volume of truck traffic coming to the facility.  
 
The 2016 Comprehensive Plan; “Grow With Us” designates this area as appropriate for 
“Industrial”, which allows for general manufacturing and food processing uses. The proposed 
facility aligns with both the comprehensive plan and the existing industrial landscape, emphasizing 
sustainable practices in waste management. We do not anticipate substantial land use concerns 
disrupting the area’s operations. Furthermore, Vanguard Renewables has affirmed commitments 
to both operational efficiency and environmental safeguards. 
Approval of this zoning request does not preclude the applicant from obtaining the required 
permits and/or licenses needed to complete the project. Upon conclusion, should the Commission 
recommend approval of the request as presented, staff recommends the following: 

1. Subject to site plan amendments as required by Building, Engineering, Fire and Zoning 
Officials to comply with applicable City Codes and standards. 

2. Subject to the applicant providing proof of meeting DEQ regulations and approval. 
3. Subject to ROW dedication of Hankins Road S and Eldridge Avenue to the city at time of 

development, prior to granting the Special Use Permit. 
4. Subject to constructing Hankins Road S and Eldridge Avenue at time of development. 
5. Subject to location of approach to be determined by City Engineer. 
6. Subject to all parking/maneuvering areas to be located on site. 

 
 
Applicant Presentation: 
Kelsea Ross from Sawtooth Law Offices presented on behalf of the applicant. A presentation on 
the operations of an Anaerobic Co-Digestions Facility was given. 
Would like a condition added to waive the 12-month rule until the DEQ permit 
SUP not wait until the ROW is dedicated at time of development 
 
 
PZ/Questions & Comments: 
 

• Commissioner Gomes has concerns about how close it is to canal water. He feels that with 
this being in a flood plain it is concerning.  



 

 

• Kelsea Ross replied that the lagoon will be north on the property. She doesn't have the 
exact components of what is in the digestor. 

Public Hearing: Opened and closed with no public input. 

 
Discussions Followed: 

The Commission feels this won't have a negative impact on the area.  

Modify #3  to remove “to be at time of development”. 
 
MOTION: Vice-Chairperson Zimmerman moved to approve the request for a Special Use Permit for 
a Recycling Center (Anaerobic Co-Digestion Facility) on property located at 630 Hankings Rd S. c/o 
Sawtooth Law Offices on behalf of VR Development Services, LLc (PZ25-0062) with modification to 
Condition #3 to remove "to be at time of development". Commissioner Rambur seconded the 
motion. Roll call vote showed all members present voted.  
Approved 5 to 0. 

  

  

b) Request for a Special Use Permit to allow Automobile and Truck sales and/or rentals on property 
located at 436 Blue Lakes Blvd N. c/o Deanna Hash on behalf of Eagle Financial LLC (PZ25-0072). - 
Tabled to August 26th   

Staff Presentation: 
Planner Ebersole presented the request for a Special Use Permit to allow Automobile and Truck 
sales and/or rentals on property located at 436 Blue Lakes Blvd N. c/o Deanna Hash on behalf of 
Eagle Financial LLC (PZ25-0072). 
Per City Code 10-13-2-2 The Special Use Permit process requires a public hearing in which 
interested persons have the opportunity to be heard, with regards to the application. The 
Commission shall decide on the request within thirty (30) days after the public hearing. If 
Conditions of Approval are placed on the permit by the Commission, the Administrator shall issue 
the permit specifically listing such conditions. Conditions shall be implemented within 6 months, or 
the permit is void. 
  
If the Commission’s decision is appealed within fifteen (15) days of the signing of the Findings of 
Fact, City Council shall set a hearing date to consider all information, testimony, and minutes of 
the previous hearing to reach a decision on the appeal. 
  
Standards Applicable to Special Uses:  

• Will, in fact, constitute a special use as established by zoning requirements for the zone 
involved. 

• Will be harmonious with and in accordance with the general objectives or with any 
specific objective of a comprehensive plan and/or zoning regulations. 

• Will be designed, constructed, operated, and maintained to be harmonious and 
appropriate in appearance with the existing or intended character of the general vicinity 
and that such use will not change the essential character of the same area. 

• Will not be hazardous or disturbing to existing or future neighboring uses. 
• Will be served adequately by essential public facilities and services such as highways, 

streets, police and fire protection, drainage structures, refuse disposal, water and sewer 



 

 

and schools; or that the persons responsible for the establishment of the proposed use 
shall be able to provide adequately any such services. 

• Will not create excessive additional requirements at public cost for public facilities and 
services and will not be detrimental to the economic welfare of the community. 

• Will not involve uses, activities, processes, materials, equipment and conditions of 
operation that will be detrimental to any person, property or to the general welfare by 
reason of excessive production of traffic, noise, smoke, fumes, glare or odors. 

• Will have vehicular approaches to the property which shall be so designed as not to create 
an interference with traffic on surrounding public thoroughfares. 

• Will not result in the destruction, loss or damage of a natural, scenic or historic feature of 
major importance. 

Conditions May Be Attached To: 

1. Minimizing adverse impact on other developments. 
2. Control the sequence and timing of development. 
3. Control the duration of development. 
4. Assure that development is maintained properly. 
5. Designate the exact location and nature of development. 
6. Require the provision for on-site or off-site public facilities or services. 
7. Require more restrictive standards than those generally required in this Title. 

 
The property is zoned C-1, Commercial Highway District. The property is part of a mixed-use strip 
mall, with a variety of offices/businesses sharing the lot. 
 
In 2019, a Special Use Permit was approved for automobile sales for the building that is now 
occupied by Papa John’s, located on the same lot. Although the business is not there currently, 
there were no reported negative impacts to the area while they were in business. 
The 2016 Comprehensive Plan; “Grow With Us” designates this area as appropriate for “Mixed 
Use”. The Mixed Use designation allows for high-intensity mixed-use development in a compact, 
pedestrian-oriented environment, serving local and regional commercial. The Blue Lakes 
Boulevard North corridor is designated as Mixed Use, maximized with retail and service uses, with 
minimal residential use. 
 
Staff have determined that an automobile sales lot is compatible with the Comprehensive Plan and 
area. Blue Lakes Boulevard North is the main commercial corridor in the city, with many auto 
dealers located from Pole Line Road to Addison Avenue (5 Points).  
 
The applicant’s request is to use the tenant space at the southeast of the property for the business 
office and to use the north side of the property for pre-owned vehicle display. Per the State of 
Idaho, a licensed dealer must have a designated display area with sufficient space for at least five 
vehicles for sale. The applicant has submitted a site plan showing the display and office location. 
The display location will not interfere with the other tenant's parking. 
 
The hours of operation will be 8:00 am to 7:00 pm, which fall within the allowed retail hours. 
There will be no service/repair at the location, with one employee on staff.  
 
The proposed SUP will produce additional traffic and noise. Staff believes due to the subject 
property being located on an arterial roadway that additional traffic flow will be accommodated. 



 

 

Further, staff believes the noise levels of the proposed use will be similar to the noise levels 
generated by Blue Lakes Blvd. However, staff does recognize that there are single-family homes 
within 200’ of the proposed use which could experience an increase of noise and traffic compared 
to the current noise and traffic produced. 
 
Based on the standards for approval, staff does not foresee detrimental impacts related to the 
land use. 
Approval of this zoning request does not preclude the applicant from obtaining the required 
permits and/or licenses needed to complete the project. 
 
Upon conclusion, should the Commission approve the request as presented, staff recommends the 
following: 
1.    Subject to site plan amendments as required by Building, Engineering, Fire and Zoning Officials 
to comply with applicable City Codes and standards. 
2.    Subject to the landscaped area on Blue Lakes Boulevard North not to be used for vehicle 
display. 
 
 MOTION: Commissioner Rambur moved to table the request for a Special Use Permit to allow 
Automobile and Truck sales and/or rentals on  property located at 436 Blue Laks Blvd N. c/o 
Deanna Hash on behalfof Eagler Financial LLC (PZ25-0072) to the August 26th meeting. 
Commissioner Weatherford seconded the motion. Roll call vote showed all members present 
voted.  

Approved 5 to 0. 

  

  

c) Request for a Special Use Permit to allow the sale/rental of Sporting Vehicles and Motorcycles and 
to allow for Small Animal Veterinary services on property located at 1594 Sun West Way. c/o 
Charles Dunstan on behalf of Tractor Supply Company, Inc (PZ25-0074).  

Staff Presentation: 
Planner Strickland presented the request for a Special Use Permit to allow the sale/rental of 
Sporting Vehicles and Motorcycles and to allow for Small Animal Veterinary services on property 
located at 1594 Sun West Way. c/o Charles Dunstan on behalf of Tractor Supply Company, Inc 
(PZ25-0074). 
Per City Code 10-13-2-2 The Special Use Permit process requires a public hearing in which 
interested persons have the opportunity to be heard, with regards to the application. The 
Commission shall decide on the request within thirty (30) days after the public hearing. If 
Conditions of Approval are placed on the permit by the Commission, the Administrator shall issue 
the permit specifically listing such conditions. Conditions shall be implemented within 6 months, or 
the permit is void. 
  
 If the Commission’s decision is appealed within fifteen (15) days of the signing of the Findings of 
Fact, City Council shall set a hearing date to consider all information, testimony, and minutes of 
the previous hearing to reach a decision on the appeal. 
  
 Standards Applicable to Special Uses:  

• Will, in fact, constitute a special use as established by zoning requirements for the zone 
involved. 



 

 

• Will be harmonious with and in accordance with the general objectives or with any 
specific objective of a comprehensive plan and/or zoning regulations. 

• Will be designed, constructed, operated, and maintained to be harmonious and 
appropriate in appearance with the existing or intended character of the general vicinity 
and that such use will not change the essential character of the same area. 

• Will not be hazardous or disturbing to existing or future neighboring uses. 
• Will be served adequately by essential public facilities and services such as highways, 

streets, police and fire protection, drainage structures, refuse disposal, water and sewer 
and schools; or that the persons responsible for the establishment of the proposed use 
shall be able to provide adequately any such services. 

• Will not create excessive additional requirements at public cost for public facilities and 
services and will not be detrimental to the economic welfare of the community. 

• Will not involve uses, activities, processes, materials, equipment and conditions of 
operation that will be detrimental to any person, property or to the general welfare by 
reason of excessive production of traffic, noise, smoke, fumes, glare or odors. 

• Will have vehicular approaches to the property which shall be so designed as not to create 
an interference with traffic on surrounding public thoroughfares. 

• Will not result in the destruction, loss or damage of a natural, scenic or historic feature of 
major importance. 

Conditions May Be Attached To: 

1. Minimizing adverse impact on other developments. 
2. Control the sequence and timing of development. 
3. Control the duration of development. 
4. Assure that development is maintained properly. 
5. Designate the exact location and nature of development. 
6. Require the provision for on-site or off-site public facilities or services. 
7. Require more restrictive standards than those generally required in this Title. 

 
The most recent history for this property was a request to amend the PUD to allow for outside 
storage and display. This amendment was approved by council in April. The property is zoned C-1 
PUD and is designated as Mixed Use and CSI on the future land use map. 
Sale of motorcycles and sporting vehicles: 
The sale of motorcycle and other utility/sporting vehicles are not outright permitted within the C-1 
or the Sun West C-1 PUD. These land uses can impact the aesthetic, traffic circulation and outdoor 
storage on a property and therefore to mitigate the possible impacts a special use permit is 
required. Tractor Supply Co.'s inventory of such vehicles will be limited in scope. The lot they have 
chosen is an internal lot accessed from Washington St N and has been designed with display areas 
and ample customer parking in mind.   This type of land use is consistent with the existing land 
uses within the development. Recent special use permit approval for the surrounding area include 
auto sales, car wash and an oil change facility. Approval of this use would be compatible with the 
commercial zone and the mixed-use designation in the comprehensive plan.  
 
On site animal vaccination events: 
Occasionally, Tractor Supply Co partners with licensed veterinarians to host promotional animal 
vaccination clinics for cats and dogs. Although this is not a full-service veterinary clinic, the city 
zoning code lacks a specific category for temporary animal services, staff has determined this uses 
is closest to "small veterinary service" which requires a special use permit in the commercial zone. 



 

 

These events are limited in frequency for a short period of time and are restricted to small 
domestic animals. The service would be offered on-site and would involve local licensed veterinary 
professionals.  No large livestock or equine services will be offered and no overnight kenneling or 
medical boarding will occur. Although this is classified as "small veterinary services" the actual 
activity is promotional, temporary and will have limited impact on the site and surrounding 
properties. It does align with the commercial zoning district land uses and would be compatible 
with the mixed use designation in the comprehensive plan. 
Approval of this zoning request does not preclude the applicant from obtaining the required 
permits and/or licenses needed to complete the project. Upon conclusion should the Commission 
recommend approval of the request as presented, staff recommends the following conditions: 

1. Subject to site plan amendments as required by Building, Engineering, Fire and Zoning 
Officials to comply with applicable City Codes and standards. 

 
Applicant Presentation: 
Charles Dunstan presented on behalf of the applicant. He gave a little more details of what they 
want to do. He explained about the vet clinics.  
 
PZ/Questions & Comments: 
 

• Commissioner Gomes asked about the vaccinations of animals and if the animals will stay. 
• Charles Dunstan stated they do not stay. 

 
Public Hearing: Opened and closed with no public input. 
 

• Commissioner Rambur asked what the difference in lawnmower and ATV.  
• Planner Strickland explained that code has specific definitions of each. 
• Commissioner Gomes asked about parking spaces. 
• Planner Strickland stated they must stay within the parking designation.  

 
Discussions Followed: 

 The Commission feels this is a good fit and will work well in this area.  

MOTION: Commissioner Weatherford moved to approve the request for a Special Use Permit to 
allow the sale/rental of Sporting Vehicles and motorcycles and to allow for Small Animal 
Veterinary services on property located at 1594 Sun West Way. c/o Charles DUnstan on behalf of 
Tractor Supply Company, Inc (PZ25-0074). Commissioner Gomes seconded the motion. Roll call 
vote showed all members present voted.  
Approved 5 to 0. 

  

  

d) Request for a Special Use Permit to allow an Indoor Recreation Facility on property located at 510 
2nd Ave S. C/o Colby Ricks on behalf of Jared Burks (PZ25-0076).  

Staff Presentation: 
Planner Strickland presented the request for a Special Use Permit to allow an Indoor Recreation 
Facility on property located at 510 2nd Ave S. c/o Colby Ricks on behalf of Jared Burks (PZ25-0076). 
Per City Code 10-13-2-2 The Special Use Permit process requires a public hearing in which 
interested persons have the opportunity to be heard, with regards to the application. The 



 

 

Commission shall decide on the request within thirty (30) days after the public hearing. If 
Conditions of Approval are placed on the permit by the Commission, the Administrator shall issue 
the permit specifically listing such conditions. Conditions shall be implemented within 6 months, or 
the permit is void. 
  
If the Commission’s decision is appealed within fifteen (15) days of the signing of the Findings of 
Fact, City Council shall set a hearing date to consider all information, testimony, and minutes of 
the previous hearing to reach a decision on the appeal. 
  
 Standards Applicable to Special Uses:  

• Will, in fact, constitute a special use as established by zoning requirements for the zone 
involved. 

• Will be harmonious with and in accordance with the general objectives or with any 
specific objective of a comprehensive plan and/or zoning regulations. 

• Will be designed, constructed, operated, and maintained to be harmonious and 
appropriate in appearance with the existing or intended character of the general vicinity 
and that such use will not change the essential character of the same area. 

• Will not be hazardous or disturbing to existing or future neighboring uses. 
• Will be served adequately by essential public facilities and services such as highways, 

streets, police and fire protection, drainage structures, refuse disposal, water and sewer 
and schools; or that the persons responsible for the establishment of the proposed use 
shall be able to provide adequately any such services. 

• Will not create excessive additional requirements at public cost for public facilities and 
services and will not be detrimental to the economic welfare of the community. 

• Will not involve uses, activities, processes, materials, equipment and conditions of 
operation that will be detrimental to any person, property or to the general welfare by 
reason of excessive production of traffic, noise, smoke, fumes, glare or odors. 

• Will have vehicular approaches to the property which shall be so designed as not to create 
an interference with traffic on surrounding public thoroughfares. 

• Will not result in the destruction, loss or damage of a natural, scenic or historic feature of 
major importance. 

Conditions May Be Attached To: 

1. Minimizing adverse impact on other developments. 
2. Control the sequence and timing of development. 
3. Control the duration of development. 
4. Assure that development is maintained properly. 
5. Designate the exact location and nature of development. 
6. Require the provision for on-site or off-site public facilities or services. 
7. Require more restrictive standards than those generally required in this Title. 

 
In 2015 Plant Therapy was approved for a special use to establish a retail business that included 
repackaging products, wholesale distribution and warehousing on this property. This business no 
longer operates from this location and therefore the applicant is applying for a special use permit 
to use the building once used for warehousing for a Cheer Training Facility. 
The building is 8,250 sq. ft. and is a large open space that would allow for this type of activity and 
equipment without much difficulty.  



 

 

 
The applicants' narrative states they will be operating M-F 3pm-9pm | Sat open 10am-4pm | Sun 
Closed. Traffic will occur throughout the day as students show up for classes. It is anticipated that 
the tenant will employ 2-5 employees. 
 
The property has mixed zoning of CB; Central Business along with a portion zoned M-1; Light 
Manufacturing. The building proposed for the Cheer Facility is within the Central Business portion 
which is intended to allow for commercial activity of various sizes with a mix of residential uses for 
people wanting to live and work within proximity of each other. This land use would have minimal 
impacts to the surrounding area and traffic generated by the proposed land use would be 
negligible. 
 
If the request is approved, the applicant will need to work with the Building Department to secure 
the appropriate occupancy permit because currently the building has been classified for storage 
only. Review of improvement requirements will be completed at the time of the change of 
occupancy review and will include landscaping, screening, parking and trash management for the 
site. Currently, there is a trash enclosure, a parking agreement for cross use, screening would not 
be required and landscaping, if required, would be minimal. 
 
Approval of this zoning request does not preclude the applicant from obtaining the required 
permits and/or licenses needed to complete the project. Upon conclusion should the Commission 
recommend approval of the request as presented, staff recommends the following: 

1. Subject to site plan amendments as required by Building, Engineering, Fire and Zoning 
Officials to comply with applicable City Codes and standards. 

 
Applicant Presentation: 
Colby Ricks presented on behalf of the applicant. He gave more information about the program 
they are running. 
 
PZ/Questions & Comments: 
 

• Commissioner Rambur asked about concerns.  
• Colby Ricks stated it was with City Staff. 

 
Public Hearing: Opened and closed with no public input 

Discussions Followed: 

The Commission feels this is a good use of the property and will be a good fit.  

MOTION: Commissioner Rambur moved to approve the request for a Special Use Permit to allow 
an Indoor Recreation Facility on property located at510 2nd Ave S. c/o Colby Ricks on behalf of 
Jared Burks (PZ25-0076). Commissioner Weatherford seconded the motion. Roll call vote showed 
all members present voted.  
Approved 5 to 0. 

  



 

 

  

e) Request for a recommendation to City Council for a Vacation of Perrine Court rights of way, 
adjacent easements, and lots on property located within Block 18 of the Perrine Point Subdivision. 
c/o Gerald Martens (PZ25-0080).  

Staff Presentation: 
Senior Planner Klaver presented the request for a recommendation to City Council for a Vacation 
of Perrine Court rights of way, adjacent easements, and lots on property located within Block 18 of 
the Perrine Point Subdivision. c/o Gerald Martens (PZ25-0080). 
Per City Code 10-16-1 Vacations require a public hearing before the Planning & Zoning 
Commission where the public and the applicant will have the opportunity to make a presentation, 
ask questions, or voice their concerns. The Planning & Zoning Commission will make a 
recommendation to the City Council that the vacation be granted or it may recommend a 
modification to the vacation, or it may recommend that the vacation be denied. 
The Perrine Point Subdivision Plat was originally approved in 2008. Other portions of this plat were 
vacated in 2019 making way for the Scenic West Townhomes project. Further development has 
occurred on portions of the subdivision in recent years, a City Pressure Irrigation Station directly 
North, and residential homes further North and East. 
 
The Planning and Zoning Commission saw this item in 2023 where the Commission recommended 
approval. City Council then approved the proposed application and passed an ordinance. Since 
then, paperwork has been difficult to process due to the right-of-way needing to go to individual 
lots. Because of this, the applicant has brought the item back and added vacating the lots as well. 
Vacating the Perrine Court right of way has little to no impact on connectivity to these lots long-
term. During the re-plat of the property, a new lot configuration will establish the necessary access 
routes to the future lots per City Code. A condition of approval has been suggested to ensure this 
occurs. Vacating the Platted Easements has limited impact on current City infrastructure. A City 
owned pressure irrigation station was recently constructed directly north of this area. Additional 
items will be required of the developer for easements, future main lines, and access to this station. 
A condition of approval has been suggested to ensure this occurs. Vacating the Platted Lots has 
limited impact. These lots will be replanted with the proposed condition.  
 
The requisite letters from current utility providers have been received and are attached. City Staff 
believes all known impacts to current utility providers have been mitigated. 
The commission is tasked with recommending approval, approval with conditions, denial or you 
may table for more information. Should the Commission recommend approval, City Staff 
recommends the following conditions. 

1. Subject to continued compliance with all local, state, and federal code requirements and 
other standards as applicable. 

2. Subject to Bock 18 being re-platted, identifying necessary access, utility, and pressure 
irrigation easements to be determined by City Engineer, prior to any development 
occurring on the property. 

 
 
Applicant Presentation: 
David Thibault presented the request. He explained why this is coming back and the problems that 
came up.  
 
Public Hearing: Opened and closed with no public input 



 

 

 
Discussions Followed: 

 The Commission feels this is no issue with this to allow the next step. 

MOTION: Commissioner Rambur moved to approve the request for a recommendation to City 
Council for a Vacation of Perrine Court rights of way, adjacent easements, and lots on property 
located within Bock 18 of the Perrine Point Subdivision c/o Gerald Martens (PZ25-0080). Vice-
Chairperson Zimmerman seconded the motion. Roll call vote showed all members present voted.  
Approved 5 to 0. 

  

  

f) Request for a recommendation to City Council for a Vacation of Magic Road right of way, adjacent 
easements, and lots on property located within Block 4 of the Perrine Point Subdivision. c/o Gerald 
Martens (PZ25-0081).  

Staff Presentation: 
Request for a recommendation to City Council for a Vacation of Magic Road right of way, adjacent 
easements, and lots on property located within Block 4 of the Perrine Point Subdivision. c/o Gerald 
Martens (PZ25-0081). 
Per City Code 10-16-1 Vacations require a public hearing before the Planning & Zoning 
Commission where the public and the applicant will have the opportunity to make a presentation, 
ask questions, or voice their concerns. The Planning & Zoning Commission will make a 
recommendation to the City Council that the vacation be granted or it may recommend a 
modification to the vacation, or it may recommend that the vacation be denied. 
The Perrine Point Subdivision Plat was originally approved in 2008. Other portions of this plat were 
vacated in 2019 making way for the Scenic West Townhomes project. Other development has 
occurred on portions of the subdivision in recent years; residential homes further North, and the 
Basecamp Convenience Store directly East of Block 4. 
 
The Planning and Zoning Commission saw this item in 2023 where the Commission recommended 
approval. City Council then approved the proposed application and passed an ordinance. Since 
then, paperwork has been difficult to process due to the right-of-way needing to go to individual 
lots. Because of this, the applicant has brought the item back and added vacating the lots as well. 
Vacating the Magic Road Right of Way only within Block 4 has limited impact on the overall road 
network of the immediate area. Other East-West connections will remain northward and 
southward of this location. City Staff also believe during the re-plat of this area a new lot 
configuration will still contain an East-West route in some form that will allow the overall 
connectivity of the area to be sufficient. To ensure pedestrian connectivity a condition of approval 
as been provided by City Staff. 
 
Vacating the Platted Easements does not have any impact on current City infrastructure. The 
requisite letters from current utility providers have been received and are attached. City Staff 
believes all known impacts to current utility providers have been mitigated. 
 
Vacating the Platted Lots does not have an impact on City infrastructure. To mitigate any issues 
that may arise with vacating the platted lots, staff has recommended a condition that the subject 
property be re-platted. 
The commission is tasked with recommending approval, approval with conditions, denial or you 



 

 

may table for more information. Should the Commission recommend approval, Staff recommends 
the following conditions. 

1. Subject to continued compliance with all local, state, and federal code requirements and 
other standards as applicable. 

2. Subject to Bock 4 being re-platted, identifying necessary access and utility easements to 
be determined by City Engineer, prior to any development occurring on the property. 

3. Subject to the current sidewalk along Magic Road remaining, or a new pedestrian path 
being dedicated and constructed through Block 4 during the Re-Plat process. 

 
Applicant Presentation: 
David Thibault presented this with Block 18. 
 
MOTION: Commissioner Rambur moved to approve the request for a recommendation to City 
Council for a Vacation of Perrine Court rights of way, adjacent easements, and lots on property 
located within Bock 4 of the Perrine Point Subdivision c/o Gerald Martens (PZ25-0080). Vice-
Chairperson Zimmerman seconded the motion. Roll call vote showed all members present voted.  
Approved 5 to 0. 

  

  

g) Request for a Special Use Permit to allow a private Academic School (preschool) on property 
located at 359 Falls Ave W. c/o Emilee Hunter (PZ25-0083).  

Staff Presentation: 
Planner Ebersole presented the request for a Special Use Permit to allow a private Academic 
School (preschool) on property located at 359 Falls Ave W. c/o Emilee Hunter (PZ25-0083). 
Per City Code 10-13-2-2 The Special Use Permit process requires a public hearing in which 
interested persons have the opportunity to be heard, with regards to the application. The 
Commission shall decide on the request within thirty (30) days after the public hearing. If 
Conditions of Approval are placed on the permit by the Commission, the Administrator shall issue 
the permit specifically listing such conditions. Conditions shall be implemented within 6 months, or 
the permit is void. 
  
 If the Commission’s decision is appealed within fifteen (15) days of the signing of the Findings of 
Fact, City Council shall set a hearing date to consider all information, testimony, and minutes of 
the previous hearing to reach a decision on the appeal. 
  
 Standards Applicable to Special Uses:  

• Will, in fact, constitute a special use as established by zoning requirements for the zone 
involved. 

• Will be harmonious with and in accordance with the general objectives or with any 
specific objective of a comprehensive plan and/or zoning regulations. 

• Will be designed, constructed, operated, and maintained to be harmonious and 
appropriate in appearance with the existing or intended character of the general vicinity 
and that such use will not change the essential character of the same area. 

• Will not be hazardous or disturbing to existing or future neighboring uses. 
• Will be served adequately by essential public facilities and services such as highways, 

streets, police and fire protection, drainage structures, refuse disposal, water and sewer 



 

 

and schools; or that the persons responsible for the establishment of the proposed use 
shall be able to provide adequately any such services. 

• Will not create excessive additional requirements at public cost for public facilities and 
services and will not be detrimental to the economic welfare of the community. 

• Will not involve uses, activities, processes, materials, equipment and conditions of 
operation that will be detrimental to any person, property or to the general welfare by 
reason of excessive production of traffic, noise, smoke, fumes, glare or odors. 

• Will have vehicular approaches to the property which shall be so designed as not to create 
an interference with traffic on surrounding public thoroughfares. 

• Will not result in the destruction, loss or damage of a natural, scenic or historic feature of 
major importance. 

Conditions May Be Attached To: 

1. Minimizing adverse impact on other developments. 
2. Control the sequence and timing of development. 
3. Control the duration of development. 
4. Assure that development is maintained properly. 
5. Designate the exact location and nature of development. 
6. Require the provision for on-site or off-site public facilities or services. 
7. Require more restrictive standards than those generally required in this Title. 

 
The property is zoned R-4, Residential Medium Density. County records show the house was built 
in 1947, with the addition of the detached garage in 1995. There are no records showing the 
property has been used for anything besides residential. 
The 2016 Comprehensive Plan; “Grow With Us” designates this area as appropriate for “Town 
Neighborhood”, which is primarily residential in character.  The Town Neighborhood designation is 
appropriate for single family homes, duplexes, triplexes, and townhomes, along with 
complimentary facilities, such as parks and recreation facilities, civic facilities, and schools. 
 
In 2018, Ms. Hunter was approved for a Special Use Permit for a Private School on Filer Avenue. 
That business has been successful and Ms. Hunter is looking for a new location for her business.  
 
The proposed school is an academic preschool, with hours of operation of Monday – Friday, 9:00 
am – 2:30 pm.  The school would not be open on holidays, weekends, or during summer months. 
The school would service students 3-5 years old, with no more than 12 students per class. There 
would be two classes a day (AM or PM session). Staff is anticipated to be one or two people, 
during normal operational hours. 
 
An increase in traffic may have an impact as children are dropped off and picked up. Falls Avenue 
is currently designated as an arterial street, and generally a fairly trafficked road. The drop-off and 
pickup is located on the rear of the property with the circular driveway, with a right in only on 
Sparks Avenue, and right out only onto Falls Avenue West. Therefore, staff does not anticipate the 
increase to be substantial. 
 
The site plan shows the property can accommodate the parking requirements for the employees 
and parent drop off and pick up. 
 
Noise from the children playing outside may be an increased impact. Head Start is across Falls 



 

 

Avenue West from this property, and staff does not believe the increased noise would be 
detrimental to the surrounding neighbors. 
 
Based on the standards for approval, staff does not foresee detrimental impacts related to the 
land use. 
 
Staff has determined the proposed use is compatible with the comprehensive plan. 
Approval of this zoning request does not preclude the applicant from obtaining the required 
permits and/or licenses needed to complete the project. 
 
Upon conclusion should the Commission recommend approval of the request as presented, staff 
recommends the following: 

1. Subject to site plan amendments as required by Building, Engineering, Fire and Zoning 
Officials to comply with applicable City Codes and standards. 

 
Applicant Presentation: 
Emilee Hunter presented her request. She stated she has a different location but is running out of 
room and this will be a better fit.  
 
PZ/Questions & Comments: 
 
Commissioner Rambur asked how many kids and drop offs are expected. 
Emilee Hunter stated that 12 would be the max and that there are a few different class sizes. She 
addressed the traffic concerns and that they have a circular drive for drop off. 
 
Public Hearing: Opened and closed with no public input. 
 
Discussions Followed: 

The Commission feels that the circular pattern and off-set hours will make this work in the area. 

MOTION: Commissioner Weatherford moved to approve the request for a Special Use Permit to 
allow a private Academic School (preschool) on property located at 359 Falls Ave W. c/o Emilee 
Hunter (PZ25-0083). Commissioner Gomes seconded the motion. Roll call vote showed all 
members present voted.  
Approved 4 to 0. 

  

  

h) Request for a Special Use Permit to allow an Indoor Recreation Facility on property located at 
2334/2336 Eldridge Ave. c/o Lisa Lekkerkerk on behalf of IT83 Fitness (PZ25-0084)  

Staff Presentation: 
Senior Planner Klaver presented the request for a Special Use Permit to allow an Indoor Recreation 
Facility on property located at 2334/2336 Eldridge Ave. c/o Lisa Lekkerkerk on behalf of IT83 
Fitness (PZ25-0084) 
Per City Code 10-13-2-2 The Special Use Permit process requires a public hearing in which 
interested persons have the opportunity to be heard, with regards to the application. The 
Commission shall decide on the request within thirty (30) days after the public hearing. If 



 

 

Conditions of Approval are placed on the permit by the Commission, the Administrator shall issue 
the permit specifically listing such conditions. Conditions shall be implemented within 6 months, or 
the permit is void. 
  
 If the Commission’s decision is appealed within fifteen (15) days of the signing of the Findings of 
Fact, City Council shall set a hearing date to consider all information, testimony, and minutes of 
the previous hearing to reach a decision on the appeal. 
  
 Standards Applicable to Special Uses:  

• Will, in fact, constitute a special use as established by zoning requirements for the zone 
involved. 

• Will be harmonious with and in accordance with the general objectives or with any 
specific objective of a comprehensive plan and/or zoning regulations. 

• Will be designed, constructed, operated, and maintained to be harmonious and 
appropriate in appearance with the existing or intended character of the general vicinity 
and that such use will not change the essential character of the same area. 

• Will not be hazardous or disturbing to existing or future neighboring uses. 
• Will be served adequately by essential public facilities and services such as highways, 

streets, police and fire protection, drainage structures, refuse disposal, water and sewer 
and schools; or that the persons responsible for the establishment of the proposed use 
shall be able to provide adequately any such services. 

• Will not create excessive additional requirements at public cost for public facilities and 
services and will not be detrimental to the economic welfare of the community. 

• Will not involve uses, activities, processes, materials, equipment and conditions of 
operation that will be detrimental to any person, property or to the general welfare by 
reason of excessive production of traffic, noise, smoke, fumes, glare or odors. 

• Will have vehicular approaches to the property which shall be so designed as not to create 
an interference with traffic on surrounding public thoroughfares. 

• Will not result in the destruction, loss or damage of a natural, scenic or historic feature of 
major importance. 

Conditions May Be Attached To: 

1. Minimizing adverse impact on other developments. 
2. Control the sequence and timing of development. 
3. Control the duration of development. 
4. Assure that development is maintained properly. 
5. Designate the exact location and nature of development. 
6. Require the provision for on-site or off-site public facilities or services. 
7. Require more restrictive standards than those generally required in this Title. 

 
The 2016 Comprehensive Plan designates this area as Industrial. The property is zoned M-2, Heavy 
Manufacturing District. 
The City of Twin Falls Comprehensive Plan calls for the context of this area to be industrial / flex / 
employment. This context is non-retail employment with supporting uses such as hotels, 
restaurants and other retail integrated into the land use. This context further calls out a desired 
land use mix of office parks, corporate campus, warehousing, general manufacturing, food 
processing and industrial campuses.  



 

 

 
The property is zoned Heavy Manufacturing (M-2). The M-2 zone is the City of Twin Falls most 
intense zoning district and allows for the largest variety of land uses by right such as, but not 
limited to, manufacturing paper products, metal products, building materials, doctor's offices, 
sports arenas, laundromats, florist shops, etc. The variety is even more expansive when the special 
uses are considered.  
 
The applicant is proposing to run a fitness facility that is "committed to empowering individual 
growth through performance training, strength conditioning, and positive lifestyle change". This 
fitness facility is classified as an "indoor recreation" facility. Indoor recreation facilities is a broad 
category and a special use permit is required in all zoning designations throughout the City. This 
facility is proposing to operate 24 hours a day, 7 days a week with staff being present Monday-
Friday 7 AM - 7 PM and Saturday-Sunday 10 AM - 3 PM. To mitigate potential noise, the applicant 
is proposing four (4) operational measures. They are as follows: 

1. Controlled use of free weights and equipment to prevent excessive dropping; 
2. Clear member guidelines to reduce loud activities during unstaffed hours; 
3. Class and training layouts designed to position heavier equipment away from shared 

walls; and  
4. No steep system or TVs will be installed onsite. During instructor led small group training 

the applicant will have a portable stereo system that will be maintained at a respectable 
level for adjoining neighbors.  

When taking into consideration the proposed hours of operation, the uses that may go into the 
facility by right, and the surrounding context, staff does not anticipate detrimental effects of this 
proposed uses.  
The Commission may approve, approve with conditions, or deny the application. Upon conclusion, 
should the Commission approve the request as presented, staff recommends the following: 

1. Subject to site plan amendments as required by Building, Engineering, Fire and Zoning 
Officials to comply with applicable City Codes and standards. 

 
Applicant Presentation: 
Susie Millenkamp presented her request. 
 
PZ/Questions & Comments: 
 

• Commissioner Rambur asked how many members they currently have.  
• Susie Millenkamp replied they have about 300. 
• Commissioner Rambur asked if members can use both facilities. 
• Susie Millenkamp replied they can. 
• Commissioner Rambur asked what percentage of members are active. 
• Susie Millenkamp stated about 30%. 

 

Public Hearing: Opened 

• Jaime Williams owns the business across the parking lot. She has concerns about hours of 
operations and traffic flow.  



 

 

• Susie Millenkamp responded to the safety issue that she has been in the area during the 
times they will be open. They will address any issues if they become a concern. 

• Commissioner Gomes asked the hours and who monitors with no staff. 
• Susie Millenkamp they will have to have a key fob to access and there will be cameras at 

all times.  
 

Public Hearing: Closed 
 
Discussions Followed: 

• Commissioner Rambur asked about the parking and if it's adequate. 
• Senior Planner Klaver stated the parking will work. It will be reviewed at the time of 

building permit. 
 

The Commission feels this follows the standards for a Special Use Permit. 
 
MOTION: Commissioner Rambur moved to approve the request for a Special Use Perit to allow an 
Indoor Recreation Facility on property located at 2334/2336 Eldridge Ave. c/o Lisa Lekkerkerk on 
behalf of IT83 Fitness (PZ25-0084). Commissioner Gomes seconded the motion. Roll call vote 
showed all members present voted.  
Approved 5 to 0. 

  

6) Upcoming Meeting(s)  
  

  a) August 26, 2025.  
  

7) Adjournment  
  

  
 
 
 

Jody Green, Planning Technician  
 



 

Date: Tuesday, August 26, 2025 
  
To: Planning and Zoning Commission 
  
From: Lisa Strickland, City Planner 
  

  
ACTION ITEM 

  
Request: 

Request to amend the Eastpark Professional ZDA to allow a drive thru facility on Lot 11 of the Master 
Development Plan and amend the development standards to allow the maximum allowed building sq. ft. 
per lot to be combined if the lots are commonly owned c/o Dave Thibault, EHM Engineers on behalf of TD 
Riddle Barbara Sonya Real Estate, LLC (PZ25-0059) 

  
Time Estimate: 

Approximately 5-10 minutes for the presentation with questions/comments to follow. 
  

Background: 
This is a proposal to amend the Eastpark Professional ZDA special uses and development standards. 

  
Approval Process: 

Approval of a ZDA/ZDA Amendment shall be based on the following standards: 

1. The proposed uses shall not be detrimental to any surrounding uses; nor shall they be detrimental 
to the health, safety and general welfare of the public. 

2.  Any variation from the underlying zoning district development requirements must be warranted 
by the design and amenities incorporated in the conceptual development plan. 

3.  The underlying zoning district and the conceptual development plan shall conform to the 
comprehensive plan. 

4.  Existing and/or proposed streets and utility services must be suitable and adequate for the 
proposed development. (Ord. 3082, 12-8-2014 

 
Changes to any of the following items constitute a departure from the conceptual development plan and 
requires an amendment following the process of the initial approval.   

• permitted uses, 
• increase in density, 
• increase in building height, 
• increase in building coverage of the site,  
• reducing the building setbacks,  
• reduction of any open space plans, or  
• alteration of the overall design theme, primary architectural elements or building materials. 

 
This is a request that proposes a departure from the permitted uses and an increase in building coverage. 

  
Budget Impact: 

NA 
  



Regulatory Impact: 
Per City Code 10-6-1, the applicant is required to present a preliminary review to the Planning & Zoning 
Commission in which the Commission may give suggestions and ask questions of the applicant about the 
proposed amendment. On August 12, 2025, the Planning & Zoning Commission heard the preliminary 
presentation for this request. Following this presentation, a public hearing shall be held before the 
commission with a recommendation to be sent forward to council. The council shall hold a hearing and 
make a final determination.  
 
Should the request be approved, staff will prepare an ordinance. The ordinance along with the final 
approved documents is adopted and recorded on the property. Should the request be approved as 
presented, a drive-thru café/coffee shop and pharmacy with drive-thru may be permitted with a special 
use permit on Lot 11. Furthermore, building square footage may be combined if commonly owned, 
allowing for larger structures. 

  
History: 

The subject property is located south of Madrona St N east of Bridgeview Blvd and north of Cheney Dr E 
consisting of approximately 7.5 acres and is recognized as Mixed Use and Town Neighborhood on the 
Future Land Use Map. This property was annexed in 1995 and zoned as part of a Planned Unit 
Development (PUD) with C-1, R-1 Var, R-4, and R-2 PRO zoning designations. The Eastpark PUD #213, 
recorded in 1998, stipulated land uses and regulated building-specific sizes based on the Master 
Development Plan.  
 
The eastern area of the Eastpark PUD #213 was rezoned to R-2 PRO under the Eastpark Professional ZDA 
in 2017. The Eastpark Professional ZDA also stipulates specific uses that are permitted and those that 
require a special use permit. The special uses are retail types and are restricted to lots 2-5 within the 
Master Development Plan. The agreement further imposes restrictions on the maximum allowable 
building square footage per lot and requires the buildings to be single-story with residential-style 
architecture.   
 
At the time the ZDA was approved, the commission and council were not in support of retail-type land 
uses being located near the residential properties to the south, and agreed to restrict them to the 
northern area, Lots 2-5. The building size and land use type restrictions were designed to minimize the 
impact on the neighborhood.  
  
Since then, Lots 1, 8, 9, & 10 have been developed, adhering to design standards, creating a very cohesive 
development displaying effective zoning practices to achieve a gradual land use intensity from residential 
to big-box retail. 

  
Analysis: 

Comprehensive Plan Designations: 
The subject property has two future land use map designations. The northern portion has the Mixed Use 
designation, while the southern portion is designated as Town Neighborhood. The purpose and typical 
land uses found in these designations are listed as follow.  
 
Mixed Use: 

• Purpose: Encourages connectivity and caters to local/regional commercial needs through 
pedestrian-friendly developments, typically at major arterial intersections. 

• Land Use: Supports mixed-use designs such as retail, office, restaurants, and community 
amenities. 



 
Town Neighborhood: 

• Purpose: Supports primarily residential development with smaller lot sizes than rural areas, 
promoting community and open spaces. 

• Land Use: Includes homes, duplexes, parks, schools, and civic buildings. 

 
Zoning Classifications: 
Each zoning district listed in the city code has been created with a purpose along with a list of uses that 
are permitted with and without a special use permit within that zone. The Eastpark Professional ZDA has 
chosen to follow a modified version of the R-2 and Professional Office Overlay districts.  
 
The property to the south and east of this development is zone R-1 Var. The City Code outlines the 
purpose and land uses of this zone as follows.  
  
Zoning Development Agreement  
Each Zoning Development Agreement (ZDA) must comply with the comprehensive plan, ensuring that 
land uses conform to the standards and regulations of the underlying zoning district(s), unless explicitly 
approved and incorporated within the agreement.  
 
Drive-thru Amendment Analysis 
The applicant is seeking to add a drive-thru on Lot 11 of the development plan. The drive-thru would be 
for either a cafe/coffee shop or a pharmacy. None of these three uses are listed as permitted or special 
within the base R2 PRO zoning districts.   
 
Lot 11 is located at the intersection of Madrona and Cheney Dr, closest to the established residential 
neighborhood to the south. City Staff believe the proposal for a drive-thru on this lot would alter the 
development's dynamics as it interacts with the neighborhood to the south.  
 
 A drive-thru facility is more commonly situated along arterial roadways (Blue Lakes, Addison Ave, Pole 
Line, Washington) that can support heavier traffic and have a higher ambient noise level. Within the 
current City Code, drive-thrus are a Special Use, and require additional public hearings to assess potential 
impacts and to allow for mitigating conditions to address site-specific concerns. Permitting a drive-thru 
on property zoned R-2 PRO, bordered by two collectors, and adjacent to a residential neighborhood 
would be somewhat unconventional and inconsistent with development patterns recently decided in 
other parts of the City. 
  
Staff acknowledges a contrast between a cafe/coffee shop drive-thru and a pharmacy drive-thru, each 
having noticeable differences of impact. A cafe/coffee shop would be more suitable in the northern 
(mixed-use area) of the development. These types of drive-thrus have menu boards, car queuing, some 
amplified sound or speakers projecting away from the building, and often cause increased disturbances 
to surrounding areas.  
Staff does not support the cafe/coffee shop and drive thru as part of the ZDA proposal. 
 
In contrast, a pharmacy with a drive-thru does not generally have a menu board or sound system, 
generally operates within standard business hours, and usually does not generate significant traffic or car 
queuing during peak periods; potentially having a smaller impact. Staff could be in support of this change 
provided some mitigating conditions are created to reduce the impacts of traffic/noise infiltration to the 
nearby neighborhood.   
  



Development Standard - Building Size Amendment Analysis 
The applicant also seeks permission to allow commonly owned lots to combine their maximum allowable 
building square footage. This request stems from a future tenant's intention to purchase three 
undeveloped lots and merge their maximum square footage to construct an approximately 18,000-
square-foot building. The tenant's proposal is to combine the maximum square footage of Lots 4, 5 and 6 
(as shown on the Master Development Plan) to construct a larger building.  
 
The current standards within the ZDA state: 

• A maximum of 6,000 square feet per building per lot along Cheney Drive and within the 
development’s interior, which includes lots 6, 7, 8, 9, 10, and 11, as shown on the Master 
Development Plan. 

• A maximum of 10,000 square feet per building per lot along Madrona Street North and Bridgeview 
Boulevard, which includes lots 1, 2, 3, 4, and 5, as indicated on the Master Development Plan. 

 
These sizes were originally approved by City Council to integrate smaller buildings with a residential 
character near homes (towards the south), and allow larger buildings to be constructed near Home Depot 
(on the northern part of the project). The agreement also specified certain design characteristics and 
limited the buildings to one story. Allowing the change as presented would keep intact all the other 
elements of the ZDA: limited to 1 story, overall building size no larger than the combined amounts shown 
on the Master Development plan, residential character of pitched roofs, etc. In addition, all other 
elements of the City Code like parking spaces are still required to be met.  
 
While this change would be applicable to lots with buildings currently constructed, it is impractical that 
these new buildings would be demolished and a building larger than 30k square feet would be 
constructed. 
 
Staff believes some increased impact would occur by allowing the building square footage change as 
presented, and we have provided a condition to help minimize that impact. 

  
Conclusion: 

The introduction of a drive-thru facility could significantly disrupt the harmony of the existing 
neighborhood and could be incompatible with the comprehensive plan. 
 
Accommodating for larger structures and limiting this change to Lot 2-7 with a maximum building square 
footage of 26,000 sq. ft. allows larger buildings while attempting to strike balance with the existing 
surrounding neighborhood and zoning districts, as well as being more compatible with the 
comprehensive plan. 
 
The planning and zoning commission shall make a recommendation to the council regarding the 
proposed request. The commission may recommend approval, approve with conditions, recommend 
denial, or table the request for additional information.  
 
If the commission intends to recommend approval as presented by the applicant, one motion is 
sufficient. However, if variations to the proposed amendments are needed, multiple motions can be 
made to add conditions.  
 
Sample motions to add conditions: 

• A motion to recommend approval of a café/coffee shop with a drive-thru on Lot 11. 



• A motion to recommend approval of a pharmacy with a drive-thru on Lot 11. 
• A motion to recommend approval of a pharmacy with only a pick-up window, no outside ordering 

or audio equipment allowed, on Lot 11. 
• A motion to recommend approval of the request to amend the development standards as 

proposed limiting the change to Lots 2-7; with a maximum combined building square footage of 
26,000 sq. ft. 

  
Attachments: 

1. PZ25-0059 Vicinity Map 
2. PZ25-0059 Zoning Map 
3. PZ25-0059 Zoning & FLU Map 
4. PZ25-0059 Requested Amendments 
5. PZ25-0059 Applicant Narrative 
6. PZ25-0059 Current-Eastpark Professional ZDA 
7. PZ25-0059 Existing Master Development Plan 
8. PZ25-0059 Proposed Amended ZDA 
9. PZ25-0059 Proposed Amended Master Development Plan 

 









 

LAND USES 
 

The Eastpark Professional ZDA states the development shall conform to the standards and 
regulations of the Twin Falls City Code Title 10 Chapter 4-18 for R-2 PRO except for the following:  

PERMITTED USES:  

• Libraries, Museums, and Art Galleries 
• Doctor’s Offices 
• Beauty Salons/Barbershops 
• Finance and Investment Office 
• Insurance and related business 
• Professional Services 
• Real Estate and related business 
• Photography Studios 

These land uses require a Special Use Permit in the PRO Overlay. Commercial Daycare and Pre 
schools were removed from the list as a land use.  

SPECIAL USE PERMIT USES: (Lots 2,3,4 & 5 only) 

• Construction Trade Office with Showrooms 
• Apparel and Accessories 
• Home Furnishings with Onsite Storage allowed 
• Sporting Goods 
• Bakeries (retail) 
• Flower Shops 
• Hobbies and Toy Stores 

These specific land uses are outright permitted in the commercial zoning district but are not listed 
uses within the R-2 PRO zoning districts. 

REQUESTED AMENDMENT: 
SPECIAL USE PERMITTED USES: (Lot 11 only) 

• Café/coffee shop with drive thru  
• Pharmacy with drive thru 



 

Development Standards 
• All buildings will be constructed using residential style architecture with aesthetically 

pleasing finishes. 
• All buildings are limited to single story 
• Regulated by an architectural control committee 
• Maximum 6,000 sq ft per building per lot along Cheney and within the interior specifically 

lots 6, 7, 8, 9, 10 and 11 on the Master Development Plan 
• Maximum 10,000 sq. ft. per building per lot along Madrona Street N and Bridgeview Blvd 

specifically 1,2,3,4, and 5 on the Master Development Plan 
• No outside storage or materials or ware yard storage shall be permitted 
• Perimeter Landscaping shall be consistent with Eastpark PUD #213. Lots shall equal to or 

greater than 10% or the total parking area developed on a lot or 3% of the total land area. 

REQUESTED AMENDMENT: 
DEVELOPMENT STANDARDS: 

In Addition when lots are under common ownership the limitation for square footage of building 
structures shall be the total combined value for the square footage for each lot owned.   
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To: City of Twin Falls Planning and Zoning 

From: Ben Lyda – EHM Engineers, Inc. 

Date: 6/17/2025 

Property Location: 1505 Madrona St. N. Lot 11 ( aka Eastpark Professional Subd. No. 3 

ZDA, Lot 7 Block 2) Parcel #RPT16220020070 

Current Zoning: R-2 with Eastpark Professional, a ZDA 

Purpose of Request: 

We respectfully submit this amendment to the existing Zoning District Agreement (ZDA) 

for the above-referenced property to modify Section 2 (Special Use Permit Uses) to 

permit a drive-thru use for Lot 11 (aka Eastpark Subd. No 3. Lot 7 Block 2). The current 

ZDA does not include drive thrus as an allowable use, and this amendment seeks to align 

the zoning conditions with the evolving needs of the development while ensuring 

compatibility with the surrounding area. Similarly a modification is requested to clarify 

permissible building size upon lots when a single owner develops multiple lots.  

Specific Changes Requested: 

The proposed amendment would modify Section 2 (Special Use Permit Uses) to add 

items as follows: 

Additional Land Uses Upon Lot 11 (as shown on the Master Development Plan which 

requires a Special Use Permit (aka lot 7 block 2 of the Eastpark Professional Subd No. 3) 

A. Café/Coffee Shop with a Drive Thru 

B. Pharmacy with a Drive Thru 

 



  

621 North College Rd., Suite 100  Twin Falls, Idaho 83301  [208] 734-4888  Fax [208] 734-6049 
3501 W. Elder St., Suite 100  Boise, Idaho 83705  [208] 386-9170  Fax [208] 386-9076 

  
IN THE FIELDS OF: 
PLANNING  SURVEYING  HIGHWAYS   WATER   SEWAGE   STRUCTURAL   SUBDIVISIONS   BRIDGES    ENVIRONMENTAL    QUALITY CONTROL    CONSTRUCTION MGMT. 

The proposed amendment would modify Section 3 (Property Development 

Standards) to add item H as follows: 

H. When lots are under common ownership the limitation for square footage of 

building structures shall be the total combined value for the square footage for each lot 

owned.  

Comparison to Approved ZDA & Master Development Plan: 

1. Original ZDA Provisions: 

o The existing ZDA Special Use Permits:  

A. Construction Trade Office with Showrooms 

B. Apparel and Accessories 

C. Home Furnishings with Onsite Storage Allowed. 

D. Sporting Goods 

E. Bakeries (retail) 

F. Flower Shops 

G. Hobbies and Toy Stores 

o This amendment would coincide with the Comprehensive Plan of a Mixed Use 

development. 

2. Proposed Amendment Differences: 

o Use Expansion: The amendment does not alter the underlying zoning (R-2) or primary 

permitted uses but adds flexibility for drive-thru operations, which can support uses like 

professional office space, and doctors’ offices. 

o Design & Operational Compliance: The drive-thru will adhere to City standards (e.g., 

queue management, setbacks, landscaping) to minimize impacts. 
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Impact on the Development:  

1. Enhanced Viability: 

o Drive thrus are highly valued by commercial tenants, as they enhance customer 

convenience and operational efficiency in today’s market. 

o This change could attract higher-quality tenants, increasing property value and tax 

revenue. 

 

2. Site Plan Adjustments: 

o Any drive-thru will require minor modifications to circulation (e.g., lane stacking, 

ingress/egress) but will not conflict with the PUD’s overall layout. 

o Parking and pedestrian pathways will be reviewed to ensure no adverse effects on 

safety or accessibility. 

 

3. Traffic & Noise Mitigation: 

o A traffic impact analysis (if required) will ensure the drive-thru does not overwhelm existing 

road capacity. 

o Screening (e.g., landscaping, walls) and limited hours of operation can address noise 

concerns. 

Impact on Surrounding Area: 

1. Compatibility: 

o The R-2 zoning allows for higher-density residential and compatible commercial uses. A 

well-designed drive-thru (set back from residences, with buffering) will not disrupt the 

neighborhood character. The adjacent residences will benefit from the proximity to the 

added uses.  

o Precedent exists for drive thrus in similar ZDAs in Twin Falls such as ICCU located at 2193 

Addison Ave. E. 
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2. Traffic & Safety: 

o The amendment will require compliance with City engineering standards to ensure safe 

vehicle stacking and pedestrian crossings. 

o No negative impact on adjacent residential streets is anticipated, as ingress/egress will 

align with arterial roads. 

3. Economic Benefits: 

o Increased commercial activity could support nearby businesses and services. 

o Property values are unlikely to be negatively affected if design standards are met. 

Conclusion: 

This amendment is a minor but necessary update to reflect modern development needs 

while preserving the intent of the original ZDA. We are committed to working with the City 

to address any concerns through thoughtful design and mitigation measures. We 

respectfully request approval to proceed with the zoning text amendment and appreciate 

your time and consideration. 



TWIN FALLS COUNTY
Recorded for:

TWIN FALLS. CITY OF 
11:09:57 AMORDINANCE NO.2017-015 06-28-2017

2017-010101
Fee: $AN ORDINANCE OF THE CITY COUNCIL OF THE CITY 

OF TWIN FALLS, IDAHO, REZONING REAL PROPERTY 
BELOW DESCRIBED; PROVIDING THE ZONING CLASSI­
FICATION THEREFOR; AND ORDERING THE NECESSARY 
AMENDMENTS TO THE AREA OF IMPACT AND ZONING 
DISTRICTS MAP AND THE REVISED AREA OF IMPACT.

No. Pages: 16
KRISTINA GLASCOCK 

County Clerk 
Deputy: BHUNTER

WHEREAS, Pineford Falls, LLC c/o Andrew Jarvis had made 
application for a rezone of properties located at the northwest 
corner of Cheney Drive and Madrona Street North City of Twin 
Falls, and an amendment of the Revised Area of Impact and 
Comprehensive Plan Land Use Map; and,

WHEREAS, the City Planning and Zoning Commission for the 
City of Twin Falls, Idaho, held a Public Hearing as required by 
law on the 2_8 day of February , 201/7, to consider the Zoning 
Designation, necessary Zoning and Planning Map amendment upon a 
REZONE of the real property below described, and an amendment to 
the Revised Area of Impact and Comprehensive Plan Land Use Map; 
and,

WHEREAS, the City Planning and Zoning Commission has made 
recommendations to the City Council for the City of Twin Falls, 
Idaho; and,

WHEREAS, the City Council for the City of Twin Falls, Idaho, 
held a Public Hearing to consider the same matter on the 03 day
of April, 2017.

NOW, THEREFORE, BE IT ORDAINED BY THE CITY 
COUNCIL OF THE CITY OF TWIN FALLS, IDAHO:

__________  That the following described real property
located at the northwest corner of Cheney Drive and Madrona 
Street North is the subject of a Zoning District Change and 
Zoning Map amendment from R-2 PRO PUD and R-l VAR PUD to R-2 PRO 
ZDA.

SECTION 1.

See Exhibit "A" and Exhibit "B"

SECTION 2.__________  That the Area of Impact and Zoning Districts Map
for the City of Twin Falls, Idaho, be and the same are hereby 
amended to reflect the rezoning designation of the real property 
above described.

__________  Public services may not be available at the time
of development of this property, depending upon the speed of 
development of this and other developments, and the ability of 
the City to obtain additional water and/or sewer capacity, 
annexation,of this property shall not constitute a commitment by 
the City to provide water and/or wastewater services.

SECTION 3.

The

Ordinance No. 
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PASSED BY THE CITY COUNCIL 
SIGNED BY THE VICE MAYOR

June 19, 2017. 
June 19, 2017.

'U^C
Vicq^Mayor

ATTEST:

Deputy City Glerk//

PUBLISH: Thursday June 22, 2017

Exhibit "A"

Ordinance No. 
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Legal Description 
Eastpark Professional ZDA 
Twin Falls County, Idaho

Being all of Lot 1 

INTERSTATE AMUSEMENT SUBDIVISION",
November 26, 2007,
record,
County, said parcel of land also being a portion of Section 3, 
Township 10 South, Range 17 East, Boise Meridian, Twin Falls 

County, Idaho.

as shown on that certain map entitled 

a conveyance plat,recorded 

as instrument no. 2007-028231, of official 
in the office of the county recorder of Twin Falls

End of Description

Ordinance No. 
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RECEIVED
JUN t 3 2017

Eastpark Professional, a ZDA 
Zoning Development Agreement

CITY OF TWIN FALLS 
_t PLANNING & ZONING
This ZDA - Zoning Development Agreement

., 2017, by and between the City of Twin Falls, State of Idaho, a 
municipal corporation, hereinafter called "City" and Pineford Falls L.L.C., hereinafter 
called "Developer" for the purpose of developing a mixed use; professional and 
commercial property as a planned Zoning Development Agreement (ZDA). The 
Legal description of the property is 7.74 Acres, Lot 1, INTERSTATE AMUSEMENT 
SUBD., a conveyance plat located in the northwest corner of Section 3, Township 
10 South, Range 17 East, Boise Meridian in Twin Falls county Idaho. More 
specifically described in attached Exhibit A.

is made and entered into this day
of

Development and Improvements shall conform to the standards and regulations of 
the Twin Falls City Code Title 10-Chapter 4-Section-18 for R-2 PRO, Professional 
Office Overlay and Chapter 6-Section -1, and all references to other sections 
herein, as amended, except for the following:

(1) Permitted Land Uses:
A. Libraries
B. Finance and Investment Offices
C. Insurance and Related Offices
D. Real Estate and Related Offices
E. Doctor's Offices
F. Photography
G. Beauty and Barber
H. Professional Offices

Special Use Permit Uses: Additional Land Uses upon Lots 2, 3, 4, and 5 
(as shown on Master Development Plan), which require Special Use 
Permits:
A. Construction Trade Office with Showrooms
B. Apparel and Accessories
C. Home Furnishings with onsite Storage allowed
D. Sporting Goods
E. Bakeries (retail)
F. Flower Shops
G. Hobbies and Toy Stores

(2)

(3) Property Development Standards:
A. The area of R-2 PRO Overlay between Cheney Drive and Bridgeview 

Boulevard, West of Madrona and East of Locust will be restricted 
such that all buildings will be constructed using residential style 
architecture and will have an architectural finish that is aesthetically 
pleasing.

Page 1 of 1
06-05-17



All buildings in the development will be limited to single story 
construction.
Building design in this area will be regulated by an architectural 
control committee responsible for enforcement of the restrictive 
covenants for that area.
Maximum 6,000 square feet per building per lot along Cheney 
Drive and within the interior of the development, which includes lots 
6, 7, 8, 9, 10, and 11 as indicated on the Master Development Plan. 
Maximum 10,000 square feet per building per lot along 
Madrona Street North and Bridgeview Boulevard, which includes lots 
1, 2, 3, 4, and 5 as indicated on the Master Development Plan.
No outside storage of materials or ware yard storage shall be 
permitted.
Landscaping requirements, for all lots, shall require landscaping 
equal to or greater than ten percent (10%) of the total required 
parking area developed on a lot or three percent (3%) of the total 
land area, or as determined by the ZDA process, whichever is 
greater. Perimeter Landscaping shall be consistent with Eastpark 
PUD #213.

B.

C.

D.

E.

F.

G.

If no development has occurred on the ZDA subject parcel within the time 
identified, the planning and zoning commission and city council may review the 
original ZDA development requirements and conceptual development plan to ensure 
their continued validity. If the city determines the concept is no longer valid, then:

The city many initiate process to change the zoning classification, or 
New ZDA development requirements and/or a new conceptual 
development plan may be required to be approved prior to the city 
issuing a building permit for the any portion of the ZDA subject 
parcel.

A.
B.

Pineford Falls L.L.C., 
An/lpahlb Limited Liability

iAl

By: Andrew Jarvis
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)STATE OF IDAHO
)ss

County of Twin Falls )

day of_________
and State, personally appeared 
identified to me to be the_______

On the ., 2017, before me, a Notary Public In and for said County
__________________________ personally known or
______________________ t the municipal corporation that

executed the within and foregoing instrument and acknowledged to me that such municipal 
corporation executed the same.

IN WITNESS WHEREOF, I have hereunto set my hand and affixed my official seal the day 
and year in this certificate first above written.

Notary Public for Idaho

Residing In

Commission Expires

)STATE OF IDAHO
)ss

County of Twin Falls )

/o?^ day of —1On this
personally appeared Andrew Jarvis, known or identified to me to be a partner of the 
general partnership of Pineford Falls L.L.C.. and the partner who subscribed said general 
partnerships name to the foregoing Instrument and acknowledged to me that he executed 
the same in said general partnership name.

, 2017, before me, a Notary Public in and for said State,

IN WITNESS WHEREOF, I have hereunto set my hand and affixed my official seal, the day 
and year in this certificate first above written.

( notary

% '/MU

Up lo/nji? C J-i- •

A^BLIC y &
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EASTPARK PROFESSIONAL R-2 PRO ZDA

CC PH April 03, 2017 
6:00 P.M.

IV. PUBLIC HEARINGS:

1. Request for a Zoning District Change & Zoning Map Amendment from R-2 PRO PUD and R-l 
VAR PUD to R-2 PRO ZDA for 7.74 (+/-) acres, a portion of the Eastpark PUD #213, to develop a 
planned commercial development consisting of retail and professional office uses for property 
located at the northwest corner of Cheney Drive and Madrona Street North. % Andrew Jarvis 
(app.2841)

Dave Thibualt, EHM Engineers, Inc., asked for a Zoning District Change & Zoning Map 
Amendment from R-2 PRO PUD and R-l VAR PUD to R-2 PRO ZDA for 7.74 (+/-) acres, a portion 
of the Eastpark PUD #213, to develop a planned commercial development consisting of retail and 
professional office uses for property located at the northwest corner of Cheney Drive and 
Madrona Street North. % Andrew Jarvis (app.2841)

Senior Planner Spendlove gave staff report.

City Council discussion ensued on the following:

Placement of sidewalks.
Indirect lighting on Cheney Drive.
Madonna and Cheney concern with the height of the building. 
Width of landscaping and setbacks.
Subdivision name.
Development of a City Park.
Traffic concerns.

Public Hearing Opened
• Mits Inouye -1401 Riverridge Street concerned with widening of Cheney and Madonna.

Public Hearing Closed.

Dave Thibualt, EHM Engineers, Inc. explained the plans for widening of Cheney and Madonna 
and the planned exits.

Page 5 of 7



MOTION:

Councilmember Talkington moved to approve the request for a Zoning District Change & Zoning 

Map Amendment from R-2 PRO PUD and R-l VAR PUD to R-2 PRO ZDA for 7.74 (+/-) acres, a 

portion of the Eastpark PUD #213, to develop a planned commercial development consisting of 

retail and professional office uses for property located at the northwest corner of Cheney Drive 

and Madrona Street North. % Andrew Jarvis (app.2841) with the following conditions:

Subject to site plan amendments as required by Building, Engineering, Fire and Zoning 

Officials to comply with applicable City Codes and standards.
1.

Subject to the written Zoning Development Agreement being modified as follows:

a. Modify Section (s) as follows: "Additional Land Uses upon Lots 2, 3, 4 and 5 

(as shown on Master Development Plan), which require Special Use Permits:

b. Remove all reference to "Eastpark Commercial Subdivision No. 3".

2.

Subject to a Master Landscape Plan as per the Master Development Plan, submitted and 

approved by Staff prior to recordation of the ZDA.
3.

Subject to a Master Lighting Plan submitted and approved by Staff prior to recordation of 
the ZDA.

4.

Subject to a Master Sign Plan submitted and approved by staff prior to recordation of the 
ZDA.

5.

Subject to the Master Development Plan removing all references to "Eastpark 
Commercial Subdivision No. 3".

6.

Councilmember Reid seconded the motion. Roll call vote showed all members present voted in favor of the 
motion. Approved 7 to 0

Page 6 of 7
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Eastpark Professional, a ZDA 

Zoning Development Agreement 
Amended 

 
 
This Amended ZDA – Zoning Development Agreement is made and entered into this 

___ day of                    , 2025, by and between the City of Twin Falls, State of 
Idaho, a municipal corporation, hereinafter called “City” and Barbara Sonya Real 

Estate LLC, Setti One LLC, Sight Site LLC, Jay Wheelhouse and Zernickow Family 
LP, hereinafter called “Developer” for the purpose of developing a mixed use; 
professional and commercial property as a planned Amended Zoning Development 

Agreement (ZDA).  The Legal description of the property is 7.74 Acres, Lot 1 
through Lot 11, Block 2, EASTPARK PROFESSIONAL SUBDIVISION NO. 3, a ZDA, 

located in the northwest corner of Section 3, Township 10 South, Range 17 East, 
Boise Meridian in Twin Falls county Idaho. More specifically described in attached 
Exhibit A. 

 
 

Development and Improvements shall conform to the standards and regulations of 
the Twin Falls City Code Title 10-Chapter 4-Section-18 for R-2 PRO, Professional 

Office Overlay and Chapter 6-Section -1, and all references to other sections 
herein, as amended, except for the following: 
 

(1) Permitted Land Uses: 
A. Libraries 

B. Finance and Investment Offices 
C. Insurance and Related Offices 
D. Real Estate and Related Offices 

E. Doctor’s Offices 
F. Photography 

G. Beauty and Barber 
H. Professional Offices 

 

(2) Special Use Permit Uses:  Additional Land Uses upon Lots 2, 3, 4, and 5 
(as shown on Master Development Plan), which require Special Use 

Permits: 
A. Construction Trade Office with Showrooms 
B. Apparel and Accessories 

C. Home Furnishings with onsite Storage allowed 
D. Sporting Goods 

E. Bakeries (retail) 
F. Flower Shops 
G. Hobbies and Toy Stores 
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Additional Land Uses Upon Lot 11 (as shown on the Master Development 
Plan which requires a Special Use Permit (aka lot 7 block 2 of the 

Eastpark Professional Subd No. 3) 
A. Café/Coffee Shop with a Drive Thru 

B. Pharmacy with a Drive Thru 
 

 

(3) Property Development Standards: 
A. The area of R-2 PRO Overlay between Cheney Drive and Bridgeview 

Boulevard, West of Madrona and East of Locust will be restricted 
such that all buildings will be constructed using residential style 
architecture and will have an architectural finish that is aesthetically 

pleasing.  
B. All buildings in the development will be limited to single story 

construction. 
C. Building design in this area will be regulated by an architectural 

control committee responsible for enforcement of the restrictive 

covenants for that area. 
D. Maximum 6,000 square feet per building per lot along Cheney 

Drive and within the interior of the development, which includes lots 
6, 7, 8, 9, 10, and 11 as indicated on the Master Development Plan. 

E. Maximum 10,000 square feet per building per lot along 
Madrona Street North and Bridgeview Boulevard, which includes lots 
1, 2, 3, 4, and 5 as indicated on the Master Development Plan. 

F. No outside storage of materials or ware yard storage shall be 
permitted. 

G. Landscaping requirements, for all lots, shall require landscaping 
equal to or greater than ten percent (10%) of the total required 
parking area developed on a lot or three percent (3%) of the total 

land area, or as determined by the ZDA process, whichever is 
greater.   Perimeter Landscaping shall be consistent with Eastpark 

PUD #213. 
H. When lots are under common ownership the limitation for square 

footage of building structures shall be the total combined value for 

the square footage for each lot owned.   
 

 
If no development has occurred on the ZDA subject parcel within the time 
identified, the planning and zoning commission and city council may review the 

original ZDA development requirements and conceptual development plan to ensure 
their continued validity.  If the city determines the concept is no longer valid, then:      

A. The city many initiate process to change the zoning classification, or 
B. New ZDA development requirements and/or a new conceptual 

development plan may be required to be approved prior to the city 

issuing a building permit for the any portion of the ZDA subject 
parcel. 
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Proposed Master Plan Amendment



 

Date: Tuesday, August 26, 2025 
  
To: Planning and Zoning Commission 
  
From: Kelli Ebersole, City Planner 
  

  
ACTION ITEM 

  
Request: 

Request for agriculture warehouse containing hazardous materials (fertilizer) on property located at 3276 
E 3700 N (3645 Gemstone Dr) c/o Robert Gadola (PZ25-0085). 

  
Time Estimate: 

Approximately 5-10 minutes for the presentation with questions/comments to follow. 
  

Background: 
The applicant, Robert Gadola, has submitted a Special Use Permit application to allow for an agricultural 
warehouse containing hazardous materials (fertilizer) on property located at 3276 E 3700 N. (3645 
Gemstone Drive, Bldg. E) 

  
Approval Process: 

Per City Code 10-13-2-2 The Special Use Permit process requires a public hearing in which interested 
persons have the opportunity to be heard, with regards to the application.  The Commission shall decide 
on the request within thirty (30) days after the public hearing. If Conditions of Approval are placed on the 
permit by the Commission, the Administrator shall issue the permit specifically listing such conditions. 
Conditions shall be implemented within 6 months, or the permit is void. If the Commission’s decision is 
appealed within fifteen (15) days of the signing of the Findings of Fact, City Council shall set a hearing 
date to consider all information, testimony, and minutes of the previous hearing to reach a decision on 
the appeal. 
 
Standards Applicable to Special Uses:  

• Will, in fact, constitute a special use as established by zoning requirements for the zone involved. 
• Will be harmonious with and in accordance with the general objectives or with any specific 

objective of a comprehensive plan and/or zoning regulations. 
• Will be designed, constructed, operated, and maintained to be harmonious and appropriate in 

appearance with the existing or intended character of the general vicinity and that such use will 
not change the essential character of the same area. 

• Will not be hazardous or disturbing to existing or future neighboring uses. 
• Will be served adequately by essential public facilities and services such as highways, streets, 

police and fire protection, drainage structures, refuse disposal, water and sewer and schools; or 
that the persons responsible for the establishment of the proposed use shall be able to provide 
adequately any such services. 

• Will not create excessive additional requirements at public cost for public facilities and services 
and will not be detrimental to the economic welfare of the community. 

• Will not involve uses, activities, processes, materials, equipment and conditions of operation that 
will be detrimental to any person, property or to the general welfare by reason of excessive 
production of traffic, noise, smoke, fumes, glare or odors. 



• Will have vehicular approaches to the property which shall be so designed as not to create an 
interference with traffic on surrounding public thoroughfares. 

• Will not result in the destruction, loss or damage of a natural, scenic or historic feature of major 
importance. 

10-13-2-2: Upon Granting a Special Use Permit, Conditions May Be Attached To A Special Use Permit 
Including, But Not Limited To, Those:  

1. Minimizing adverse impact on other developments.  
2. Controlling the sequence and timing of development.  
3. Controlling the duration of development.  
4. Assuring that development is maintained properly.  
5. Designating the exact location and nature of development.  
6. Requiring the provision for on-site or off-site public facilities or services.  
7. Requiring more restrictive standards than those generally required in this Title. 

  
Budget Impact: 

N/A 
  

Regulatory Impact: 
Per City Code 10-4-10 (B) states a special use permit is required for “H-1 and H-7(2) facilities not closer 
than three hundred feet (300') to a dwelling but excluding the residential uses allowed by subsections 
(A)10c and (B)9a of this section.” 
 
If the Special Use Permit is approved, as presented, the Agriculture Warehousing and Distribution Facility 
will be allowed to operate at this location. 

  
History: 

The property is zoned M-2, Heavy Manufacturing District. The building was built in 2024 and is owned by 
Twin Industrial, LP. The building is currently vacant, and the applicant would like to lease the building for 
agricultural warehousing. 

  
Analysis: 

The 2016 Comprehensive Plan; “Grow With Us” designates this area as appropriate for “Industrial”, 
suitable for non-retail employment, such as warehousing, general manufacturing, food processing, office 
parks, and corporate and industrial campuses. 
 
The warehousing of grains and seeds is outright permitted by code. The reason for the Special Use Permit 
request is for the warehousing of H-3 classified crop protection chemicals (fertilizer). Per the applicant’s 
narrative, the facility will be used for warehouse and distribution purposes only, not manufacturing. 
 
The facility’s operating hours will align with agricultural business customer hours (Monday – Friday 
7:00am – 7:00pm and Saturday 8:00am – 3:00pm). The facility will not be open on Sundays or public 
holidays. 
 
Anticipated traffic to the facility is 25-50 truck deliveries and pickups, transporting bulk agricultural 
products. The facility will employ 15 full-time staff, plus temporary seasonal employees during planting 
and harvest seasons. Champlin Way (3300E) is an arterial road designed to handle truck traffic. When this 
industrial complex was built, Champlin Way was rebuilt to meet current city standards, to accommodate 
increased vehicle and truck traffic. 



 
Per the narrative, the H-3 classified agricultural chemicals warehoused at the facility will present minimal 
fire hazards and require strong containment and safety measures. The applicant has taken initiative and 
has had the city’s Fire Marshal review their plans. The Fire Marshal is working with the applicant to 
ensure compliance with National Fire Protection Association (NFPA) standards and the safe storage of the 
hazardous materials. Recommendations made by the Fire Marshal are included in the applicant’s 
narrative, as part of the staff report. 
 
The applicant has supplied the city with their containment protocol, including a FireSAFE-4X containment 
structure, spill management systems, and regular maintenance and inspection practices. 
 
Staff has reviewed the effects of this facility on neighboring properties. This type of use is standard 
practice in the M-2 zone, and the area. There are other warehouses and manufacturing facilities nearby 
that produce similar traffic patterns and noise levels. This area was designated on the Future Land Use 
map as Industrial due to its proximity to the outskirts of town, larger roads, rail and is outside major 
commercial and residential areas. This area is designed to serve the needs of our local agricultural 
businesses. 
 
Based on the standards for approval, staff does not foresee detrimental impacts related to the land use. 
Staff has determined the proposed use is compatible with the comprehensive plans. 

  
Conclusion: 

Approval of this zoning request does not preclude the applicant from obtaining the required permits 
and/or licenses needed to complete the project. 
 
Upon conclusion should the Commission recommend approval of the request as presented, staff 
recommends the following: 

1. Subject to site plan amendments as required by Building, Engineering, Fire and Zoning Officials to 
comply with applicable City Codes and standards. 

  
Attachments: 

1. PZ25-0085 Vicinity Map 
2. PZ25-0085 Presentation Map 
3. PZ25-0085 Aerial Map 
4. PZ25-0085 Proposed Site Plan 
5. PZ25-0085 Proposed Elevations 
6. PZ25-0085 Applicant Narrative 
7. SPECIAL USE PERMIT STANDARDS SLIDE 

 







Aerial View 

 



























 

SPECIAL USE PERMIT STANDARDS

 

Standards Applicable to Special Uses:  

• Will, in fact, constitute a special use as established by zoning requirements for the zone involved. 
• Will be harmonious with and in accordance with the general objectives or with any specific objective of a 

comprehensive plan and/or zoning regulations. 
• Will be designed, constructed, operated, and maintained to be harmonious and appropriate in appearance 

with the existing or intended character of the general vicinity and that such use will not change the essential 
character of the same area. 

• Will not be hazardous or disturbing to existing or future neighboring uses. 
• Will be served adequately by essential public facilities and services such as highways, streets, police and fire 

protection, drainage structures, refuse disposal, water and sewer and schools; or that the persons 
responsible for the establishment of the proposed use shall be able to provide adequately any such services. 

• Will not create excessive additional requirements at public cost for public facilities and services and will not 
be detrimental to the economic welfare of the community. 

• Will not involve uses, activities, processes, materials, equipment and conditions of operation that will be 
detrimental to any person, property or to the general welfare by reason of excessive production of traffic, 
noise, smoke, fumes, glare or odors. 

• Will have vehicular approaches to the property which shall be so designed as not to create an interference 
with traffic on surrounding public thoroughfares. 

• Will not result in the destruction, loss or damage of a natural, scenic or historic feature of major importance. 

 



 

Date: Tuesday, August 26, 2025 
  
To: Planning and Zoning Commission 
  
From: Kelli Ebersole, City Planner 
  

  
ACTION ITEM 

  
Request: 

Request for a Special Use Permit to allow a car wash facility on property located at 736 4th Ave W. c/o 
Mary O'Riley on behalf of Saul Esquivel (PZ25-0088). 

  
Time Estimate: 

Approximately 5-10 minutes for the presentation with questions/comments to follow. 
  

Background: 
The applicant, Saul Esquivel, represented by Mary O’Reilly, has submitted a Special Use Permit 
application to add a car wash bay to a shop located on property at 736 4th Avenue West. 

  
Approval Process: 

Per City Code 10-13-2-2 The Special Use Permit process requires a public hearing in which interested 
persons have the opportunity to be heard, with regards to the application.  The Commission shall decide 
on the request within thirty (30) days after the public hearing. If Conditions of Approval are placed on the 
permit by the Commission, the Administrator shall issue the permit specifically listing such conditions. 
Conditions shall be implemented within 6 months, or the permit is void. If the Commission’s decision is 
appealed within fifteen (15) days of the signing of the Findings of Fact, City Council shall set a hearing 
date to consider all information, testimony, and minutes of the previous hearing to reach a decision on 
the appeal. 
 
Standards Applicable to Special Uses:  

• Will, in fact, constitute a special use as established by zoning requirements for the zone involved. 
• Will be harmonious with and in accordance with the general objectives or with any specific 

objective of a comprehensive plan and/or zoning regulations. 
• Will be designed, constructed, operated, and maintained to be harmonious and appropriate in 

appearance with the existing or intended character of the general vicinity and that such use will 
not change the essential character of the same area. 

• Will not be hazardous or disturbing to existing or future neighboring uses. 
• Will be served adequately by essential public facilities and services such as highways, streets, 

police and fire protection, drainage structures, refuse disposal, water and sewer and schools; or 
that the persons responsible for the establishment of the proposed use shall be able to provide 
adequately any such services. 

• Will not create excessive additional requirements at public cost for public facilities and services 
and will not be detrimental to the economic welfare of the community. 

• Will not involve uses, activities, processes, materials, equipment and conditions of operation that 
will be detrimental to any person, property or to the general welfare by reason of excessive 
production of traffic, noise, smoke, fumes, glare or odors. 

• Will have vehicular approaches to the property which shall be so designed as not to create an 
interference with traffic on surrounding public thoroughfares. 



• Will not result in the destruction, loss or damage of a natural, scenic or historic feature of major 
importance. 

10-13-2-2: Upon Granting a Special Use Permit, Conditions May Be Attached To A Special Use Permit 
Including, But Not Limited To, Those:  

1. Minimizing adverse impact on other developments.  
2. Controlling the sequence and timing of development.  
3. Controlling the duration of development.  
4. Assuring that development is maintained properly.  
5. Designating the exact location and nature of development.  
6. Requiring the provision for on-site or off-site public facilities or services.  
7. Requiring more restrictive standards than those generally required in this Title. 

  
Budget Impact: 

N/A 
  

Regulatory Impact: 
Per City Code 10-4-7.2 (B) states a special use permit is required for “a car wash facility”. If the Special 
Use Permit is approved, a car wash facility will be allowed to operate on the property. 

  
History: 

The property is zoned CB, Commercial Central Business District. The property was originally owned by 
Cooper Construction and used as their construction office. Mr. Esquivel has recently purchased the 
building and plans to use it for his car detailing business. This will create a change of land use to the 
property. 

  
Analysis: 

The 2016 Comprehensive Plan; “Grow With Us” designates this area as appropriate for “Downtown/High 
Density Residential”, which allows for a diverse mix of land use, encouraging infill and redevelopment. 
This area of town is home to a mix of residential properties, and various commercial businesses. 
 
Staff has had conversations with the applicant in regards to impacts on the city sewer system particularly 
with the operations and resulting excess wastewater. Industry Best Management Practices (BMP) are 
encouraged by the City Engineering Department. However, following BMP’s are not a guarantee that 
wastewater will be managed to city, state, or federal standards. To this effect, city staff needs a way to 
monitor flows from the facility in the future should they exceed the federal industrial usage standard of 
more than 25,000/gallons a day. As a result, the Engineering Department has requested a condition for a 
sewer manhole be placed on the property within an access easement for future monitoring (Condition 
#2). 
 
As this change of use will require an over 25% improvement to the existing building, site improvements 
will be required with this approval (Condition #3). A solid screening fence of at least six (6) feet will be 
required to be installed between the business and the residential properties to the west. Any ventilation 
from the building should not be directed towards the residential properties. These items will be 
addressed with the building permit review process. 
 
Mark Thompson, the City’s Streets Superintendent, was consulted regarding needed street/alley 
improvements. Mark stated that the alley running parallel to the property does not need to be paved at 
this time. The parking and maneuvering areas on site will need to be hard surfaced, as required by code. 



 
City Engineer Vitek was consulted regarding any needed curb and gutter improvements. At this time, it 
has been determined that curb and gutter do not need to be installed along Delong Avenue. 
 
Mr. Esquivel stated in his narrative that he will be the only person working and there will be no 
employees. There will not be any customers coming to the facility, as the applicant picks up the vehicles 
from his customers, brings them to the facility to wash/detail, and returns them to the customer. The 
applicant has stated that noise, glare, and fumes will not be an issue to surrounding neighbors. 
 
Based on the standards for approval, staff does not foresee detrimental impacts related to the land use. 
With the conditions of the Special Use Permit, staff has determined the proposed use is compatible with 
the comprehensive plan. 

  
Conclusion: 

Approval of this zoning request does not preclude the applicant from obtaining the required permits 
and/or licenses needed to complete the project. 
 
Upon conclusion should the Commission recommend approval of the request as presented, staff 
recommends the following: 

1. Subject to site plan amendments as required by Building, Engineering, Fire and Zoning Officials to 
comply with applicable City Codes and standards. 

2. Subject to a discharge monitoring plan, including infrastructure elements and associated access 
easements, to be approved by City Engineer, prior to Building Permit approval. 

  
Attachments: 

1. PZ25-0088 Vicinity Map 
2. PZ25-0088 Presentation Map 
3. PZ25-0088 Aerial Map 
4. PZ25-0088 Proposed Building Addition Elevations 
5. PZ25-0088 Exterior Building Picture 
6. PZ25-0088 Applicant Narrative 
7. SPECIAL USE PERMIT STANDARDS SLIDE 

 







Aerial View 
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SPECIAL USE PERMIT STANDARDS

 

Standards Applicable to Special Uses:  

• Will, in fact, constitute a special use as established by zoning requirements for the zone involved. 
• Will be harmonious with and in accordance with the general objectives or with any specific objective of a 

comprehensive plan and/or zoning regulations. 
• Will be designed, constructed, operated, and maintained to be harmonious and appropriate in appearance 

with the existing or intended character of the general vicinity and that such use will not change the essential 
character of the same area. 

• Will not be hazardous or disturbing to existing or future neighboring uses. 
• Will be served adequately by essential public facilities and services such as highways, streets, police and fire 

protection, drainage structures, refuse disposal, water and sewer and schools; or that the persons 
responsible for the establishment of the proposed use shall be able to provide adequately any such services. 

• Will not create excessive additional requirements at public cost for public facilities and services and will not 
be detrimental to the economic welfare of the community. 

• Will not involve uses, activities, processes, materials, equipment and conditions of operation that will be 
detrimental to any person, property or to the general welfare by reason of excessive production of traffic, 
noise, smoke, fumes, glare or odors. 

• Will have vehicular approaches to the property which shall be so designed as not to create an interference 
with traffic on surrounding public thoroughfares. 

• Will not result in the destruction, loss or damage of a natural, scenic or historic feature of major importance. 

 



 

Date: Tuesday, August 26, 2025 
  
To: Planning and Zoning Commission 
  
From: Kelli Ebersole, City Planner 
  

  
ACTION ITEM 

  
Request: 

Request for a Special Use Permit to allow Automobile and Truck sales and/or rentals on property located 
at 436 Blue Lakes Blvd N. c/o Deanna Hash on behalf of Eagle Financial LLC (PZ25-0072). - Tabled from 
August 12, 2025 

  
Time Estimate: 

Approximately 5-10 minutes for the presentation with questions/comments to follow. 
  

Background: 
This item was originally scheduled for Tuesday, August 12, 2025. Since the applicant was not present at 
the meeting, the commission motioned to table the item until Tuesday, August 26, 2025. 
 
The applicant, Eagle Financial, LLC, has submitted a Special Use Permit application to allow Automobile 
and Truck sales and/or rentals on property located at 436 Blue Lakes Boulevard North. 

  
Approval Process: 

Per City Code 10-13-2-2 The Special Use Permit process requires a public hearing in which interested 
persons have the opportunity to be heard, with regards to the application. The Commission shall decide 
on the request within thirty (30) days after the public hearing. If Conditions of Approval are placed on the 
permit by the Commission, the Administrator shall issue the permit specifically listing such conditions. 
Conditions shall be implemented within 6 months, or the permit is void. 
  
If the Commission’s decision is appealed within fifteen (15) days of the signing of the Findings of Fact, City 
Council shall set a hearing date to consider all information, testimony, and minutes of the previous 
hearing to reach a decision on the appeal. 
  
Standards Applicable to Special Uses:  

• Will, in fact, constitute a special use as established by zoning requirements for the zone involved. 
• Will be harmonious with and in accordance with the general objectives or with any specific 

objective of a comprehensive plan and/or zoning regulations. 
• Will be designed, constructed, operated, and maintained to be harmonious and appropriate in 

appearance with the existing or intended character of the general vicinity and that such use will 
not change the essential character of the same area. 

• Will not be hazardous or disturbing to existing or future neighboring uses. 
• Will be served adequately by essential public facilities and services such as highways, streets, 

police and fire protection, drainage structures, refuse disposal, water and sewer and schools; or 
that the persons responsible for the establishment of the proposed use shall be able to provide 
adequately any such services. 

• Will not create excessive additional requirements at public cost for public facilities and services 
and will not be detrimental to the economic welfare of the community. 



• Will not involve uses, activities, processes, materials, equipment and conditions of operation that 
will be detrimental to any person, property or to the general welfare by reason of excessive 
production of traffic, noise, smoke, fumes, glare or odors. 

• Will have vehicular approaches to the property which shall be so designed as not to create an 
interference with traffic on surrounding public thoroughfares. 

• Will not result in the destruction, loss or damage of a natural, scenic or historic feature of major 
importance. 

Conditions May Be Attached To: 

1. Minimizing adverse impact on other developments. 
2. Control the sequence and timing of development. 
3. Control the duration of development. 
4. Assure that development is maintained properly. 
5. Designate the exact location and nature of development. 
6. Require the provision for on-site or off-site public facilities or services. 
7. Require more restrictive standards than those generally required in this Title. 

  
Budget Impact: 

N/A 
  

Regulatory Impact: 
Per City Code 10-4-8 states a special use permit is required for Automobile and truck sales and/or rentals 
in the C-1 zone. 
 
Should the Special Use Permit be granted, vehicle sales will be permitted on this site. 

  
History: 

The property is zoned C-1, Commercial Highway District. The property is part of a mixed-use strip mall, 
with a variety of offices/businesses sharing the lot. 
 
In 2019, a Special Use Permit was approved for automobile sales for the building that is now occupied by 
Papa John’s, located on the same lot. Although the business is not there currently, there were no 
reported negative impacts to the area while they were in business. 

  
Analysis: 

The 2016 Comprehensive Plan; “Grow With Us” designates this area as appropriate for “Mixed Use”. The 
Mixed Use designation allows for high-intensity mixed-use development in a compact, pedestrian-
oriented environment, serving local and regional commercial. The Blue Lakes Boulevard North corridor is 
designated as Mixed Use, maximized with retail and service uses, with minimal residential use. 
 
Staff have determined that an automobile sales lot is compatible with the Comprehensive Plan and area. 
Blue Lakes Boulevard North is the main commercial corridor in the city, with many auto dealers located 
from Pole Line Road to Addison Avenue (5 Points).  
 
The applicant’s request is to use the tenant space at the southeast of the property for the business office 
and to use the north side of the property for pre-owned vehicle display. Per the State of Idaho, a licensed 
dealer must have a designated display area with sufficient space for at least five vehicles for sale. The 
applicant has submitted a site plan showing the display and office location. The display location will not 
interfere with the other tenant's parking. 



 
The hours of operation will be 8:00 am to 7:00 pm, which fall within the allowed retail hours. There will 
be no service/repair at the location, with one employee on staff.  
 
The proposed SUP will produce additional traffic and noise. Staff believes due to the subject property 
being located on an arterial roadway that additional traffic flow will be accommodated. Further, staff 
believes the noise levels of the proposed use will be similar to the noise levels generated by Blue Lakes 
Blvd. However, staff does recognize that there are single-family homes within 200’ of the proposed use 
which could experience an increase of noise and traffic compared to the current noise and traffic 
produced. 
 
Based on the standards for approval, staff does not foresee detrimental impacts related to the land use. 

  
Conclusion: 

Approval of this zoning request does not preclude the applicant from obtaining the required permits 
and/or licenses needed to complete the project. 
 
Upon conclusion, should the Commission approve the request as presented, staff recommends the 
following: 
1.    Subject to site plan amendments as required by Building, Engineering, Fire and Zoning Officials to 
comply with applicable City Codes and standards. 
2.    Subject to the landscaped area on Blue Lakes Boulevard North not to be used for vehicle display. 

  
Attachments: 

1. PZ25-0072 Vicinity Map 
2. PZ25-0072 aerial map 
3. PZ25-0072 Presentation Map 
4. PZ25-0072 street map 
5. PZ25-0072 Proposed Applicant Site Plan 
6. PZ25-0072 Applicant Narrative 
7. SPECIAL USE PERMIT STANDARDS SLIDE 
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SPECIAL USE PERMIT STANDARDS

 

Standards Applicable to Special Uses:  

• Will, in fact, constitute a special use as established by zoning requirements for the zone involved. 
• Will be harmonious with and in accordance with the general objectives or with any specific objective of a 

comprehensive plan and/or zoning regulations. 
• Will be designed, constructed, operated, and maintained to be harmonious and appropriate in appearance 

with the existing or intended character of the general vicinity and that such use will not change the essential 
character of the same area. 

• Will not be hazardous or disturbing to existing or future neighboring uses. 
• Will be served adequately by essential public facilities and services such as highways, streets, police and fire 

protection, drainage structures, refuse disposal, water and sewer and schools; or that the persons 
responsible for the establishment of the proposed use shall be able to provide adequately any such services. 

• Will not create excessive additional requirements at public cost for public facilities and services and will not 
be detrimental to the economic welfare of the community. 

• Will not involve uses, activities, processes, materials, equipment and conditions of operation that will be 
detrimental to any person, property or to the general welfare by reason of excessive production of traffic, 
noise, smoke, fumes, glare or odors. 

• Will have vehicular approaches to the property which shall be so designed as not to create an interference 
with traffic on surrounding public thoroughfares. 

• Will not result in the destruction, loss or damage of a natural, scenic or historic feature of major importance. 
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